ot
P \)"Oﬁ’/lfl- REPORT TO MAYOR AND COUNCIL NO: 07-180

May 22, 2007

SUBJECT: 2006-0610 - Taylor Woodrow [Applicant] Duane Ventures
LLC |[Owner|: Appeal of a decision of the Planning
Commission approving an application for related proposals
on a 7.3 acre site located at 1030 East Duane Avenue (near
Lawrence Expressway) in an MS/ITR/R-4/PD (Industrial &
Service/Industrial to Residential/High Density Residential)
Zoning District. (APN: 205-23-001);

Motion Special Development Permit to allow development of 304
condominium units (68 townhomes and 236 condominium

units for a total of 304 units),

Motion Vesting Tentative Map for condominium purposes.

REPORT IN BRIEF

Existing Site Industrial and office buildings
Conditions

Surrounding Land Uses

North Single family residential
South Industrial and office
East Lawrence Expressway
West Industrial and office (AMD campus)
Issues Circulation, architecture, open space, height,

neighborhood compatibility

Environmental An Environmental Impact Report has been prepared

Status in compliance with California Environmental Quality
Act provisions for the East Sunnyvale Industrial to
Residential General Plan Amendment (2007).

Planning Approved the applications for Special Development
Commission’s Permit and Tentative Map with modified conditions.
Action

Deny the appeal with added conditions, including two
Staff items raised by the appellant (lot coverage and
Recommendation building setbacks).

Issued by the City Manager
Revised 04-12-2004



2006-0610 - Taylor-Woodrow Homes May 22, 2007

Page 2 of 23
i == T
i o LAKEMUIR DR E i %4
K g i = 2 o
000, RO &Y g o Eﬁ
e arte®” ol
= &
g &
: é: %.2%
&
-7 B e
3 g
ALMADEN Ay EAn & Hw},. a
Ll 101 a‘T r-‘.l'p"
i A s
AMADOR AY - f
| ¢ C2
oo S = @
BARSTOW CT E E) z 5 7
£ = = % i 2
y g3 & F W
COACHELLA AV E E § E n & ‘D""chn
= | W n w = v Ay o, Ay
| £ B
COLUSA AV -
DOANE CT = ;"? R5
m
Z
[
m
m
bt
=
Z |
- OAKMEAD PY
-3
=
&
2
5
E MIVAS WY
x
i R ™ a
L L =
? "-\‘ TITAN WY 2
: - ;
i i
: i
; KERH A\ e —
i j; E
L -
r 1
] i
L i
¢ '":::I
f 1044 East Duane Avenue 5 H
*; H Special Development Permit “L
\ ' Parcel Map
— = . 0 550 1,100 2220 Fesl
-&'1 L i i i 1 i I i 1




* % % %

2006-0610 - Taylor-Woodrow Homes May 22, 2007
Page 3 of 23
PROJECT DATA TABLE
REQUIRED/
EXISTING PROPOSED PERMITTED
Industrial Same Industrial to
General Plan Residential High
Density
Zoning District MS/ITR/R-4/PD Same | MS/ITR/R-4/PD
Lot Size (s.f.) 318,089 Same N/A
Gross Floor Area (s.f.) 127,476 614,140 N/A
Lot Coverage (%) 40% 42% 40% max.
Floor Area Ratio 40% 1.93% N/A
(FAR)
N/A 304 304 max.
No. of Units (265 + 39 w/ 15%
density bonus)
N/A 42 36 du/ac max.
Density (units/acre) (+15% density
bonus)
Meets 75% min? N/A Yes 199 min.
None Covered garages | 300 cu. ft. min.
Lockable in townhomes
Storage/Unit 300 c.f. for condos
No. of Buildings On- S 14 N/A
Site
Distance Between 30’ min 12’ min 26’ min.
Buildings (ft.)
18’ 35’ 60’ max
Building Height (ft.) - (55’ + 5’ for
Townhomes underground
parking
18’ S7’ 60’ max
Building Height (ft.) - (55’ + 5’ for
Condos underground
parking
No. of Stories 1 S 4 max.
Setbacks (First & Second Stories Facing Property)
e Front on Duane Ct. 30° 15 s, 20’ min.
15’ avg.
e Front on E. Duane , 15’ min. y
Ave. e 19’ avg. S
e Front on E. Duane , 15’ min. , .
Ave. to south 80 19’ avg. CORE
e Front on Lawrence 60’ 20° 20’ min.
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REQUIRED/
EXISTING PROPOSED PERMITTED
Landscaping (s.f.)
e Total Landscaping 190,512 141,842 114,000 min.
e Landscaping/Unit N/A 466 375 min.
e Total Usable Open N/A 117,016 115,520 min.
Space
e Usable Open N/A 384 380 min.
Space/Unit
e Frontage Width 0 15’ min. 15’ min.
(ft.)
e Parking Lot Area N/A 50% | S50% min. in 15
Shading (%) years
e Water Conserving N/A 70% 70% min.
Plants (%)
¢ Clubhouse (s.f.) N/A 850 450
(including kitchen | (plus kitchen and
and restrooms) restrooms)
Parking
e Total Spaces N/A 619 619 min.
e Standard Spaces N/A 495 402 min.
e Compact Spaces/ N/A 124/ 20% | 216/ 35% max.
% of Total
e Accessible Spaces N/A 8 Per ADA
requirements
e Aisle Width (ft.) N/A 26’ min. 24’ min.
e Bicycle Parking N/A Bike storage 59 Class I
room for 60 + 20 Class II

* Starred items indicate deviations from Sunnyvale Municipal Code requirements.

ANALYSIS

Description of Proposed Project

The applicant is requesting approval of a Vesting Tentative Map to subdivide one
parcel, totaling 7.3 acres, into 304 condominium units, and a Special
Development Permit (SDP) to allow for construction of 68 on-grade townhomes
and 236 mid-rise condominium units. Private streets will extend through the
center of the site and access will be taken from both Duane Avenue and Duane
Court.

The applicant is utilizing Sunnyvale Municipal Code’s Density Bonus provision,
which allows for a 15% increase in the maximum number of units allowed in a
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project. In this case, the maximum density in the R-4 zone is one unit for each
1,200 square feet for a subtotal of 265 units. Applying the 15% density bonus
adds 39 units above the R-4 maximum for a total of 304 units.

The project will include the required 12.5% of Below Market Rate (BMR) housing
units (33 units), which is based on the number of units allowed without the
density bonus, pursuant to the Sunnyvale Municipal Code (SMC) Section
19.66.020 (see BMR Conditions of approval in Attachment B).

The following is a summary of the proposed sizes and square footages for the
units. The unit sizes do not include the garage areas:

. Number of . Unit Sizes
LA G Units Unit Type (excluding garages)
Podium Building
Plan A1/A2 06 1 Bedroom 700-800 sf
Plan B1/B2 152 2 Bedroom 1,111-1,225 sf
Plan C 18 3 Bedroom 1,350 sf
Townhomes
Plan 1 5 3 Bedroom 1,500 sf
Plan 2/3 63 4 Bedroom 1,750-1,950 sf
Background

Previous Actions on the Site: On February 27, 2007, as part of the East
Sunnyvale Industrial to Residential application (General Plan Amendment,
Rezone, and Environmental Impact Report), the City Council rezoned the area
from Industrial and Service (MS) to include the Industrial to Residential (ITR)
Combining District or resulting in MS/ITR/R-4/PD (Residential High Density).
The ITR Combining District allows industrial, office, commercial, and residential
uses to exist within the same zoning district, and allows existing industrial, office
and commercial sites to convert to residential use.

At that meeting, the Council adopted nine Conditions of approval related to
projects zoned with R-4 designations in the study area. The applicant’s response
to these conditions is discussed later in this report under the Public Contact
section. The following list is taken from Council’s nine conditions of approval
which apply to this project:

1. Require new residential development to observe a minimum 100-foot
separation between existing adjacent industrial buildings and new
residential buildings. Allow the Planning Commission to approve exceptions
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to this separation requirement if circumstances would address noise, odor
and hazardous materials issues.

2. Require height in R-4 areas to maintain no more than three stories (35 feet)
when adjacent to (including across the street) single family residential
development.

3. Study the ability to encourage energy production and energy efficiency
within new residential projects as part of either of the current study issues
on LEED and solar energy.

4. Work with the developer to encourage a different location for the egress and
ingress to reduce impact on Duane Court (such as move traffic from
residential street to a collector street).

5. Include landscaping requirements to reduce the impact of the R-4 project
on the adjacent single family homes with final landscaping plans to be
approved by the Planning Commission.

6. Stay in touch with the neighborhood regarding traffic calming issues and to
consider follow up a year after construction is completed.

(See City Council Minutes in Attachment C for further details).

This application was heard before the Planning Commission at their March 26,
2007 meeting. The Commission voted 5-2 to approve the application with
modified conditions. See Attachment H for Planning Commission minutes. The
application was appealed on April 6, 2007. See Attachment I for appellant’s letter.

Environmental Review

An Environmental Impact Report (East Sunnyvale Industrial to Residential
Project) was certified for this project by the City Council on February 27, 2007.
The Environmental Impact Report (EIR) addresses the impacts of the conversion
of 130 acres from “industrial” to “industrial to residential” (including the subject
site) and the impacts to the surrounding area.

Environmental Context: The property to the west is currently zoned with a mix
of MS/ITR/R-4/PD and MS/ITR/R-3/PD zones. There are existing industrial and
office uses on the site (AMD corporate campus). The property to the south (across
Duane Avenue) is zoned Industrial and Service (MS) and is currently occupied by
industrial and office uses. The subject property is also part of the Places of
Assembly (POA) Combining District zone and has been approved for a new
shopping center. A second property to the south, immediately adjacent to the
subject parcel, is a recently remodeled Chevron gas station and car wash, which
is zoned MS/ITR/R-4/PD. The zoning to the north (across Duane Court) is R-0
(Low Density Residential). Across Lawrence Expressway to the east is zoned
101 /Lawrence Site Specific Plan zoned (Very High Density Residential) with an
apartment development on site (Avalon Apartments).
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Special Development Permit

Present Site Conditions: The project site is one parcel of 7.3 acres. The present
research and development complex was developed in 1971 and is comprised of
five buildings.

Use: The proposed project consists of 68 townhomes and 236 ownership
condominium townhome units in at a density of 42 units/acre.

Site Layout: The project’s 68 townhome units are arranged into 12 buildings on
the site, with buildings accommodating between four and eight units each. The
buildings and driveways have been aligned so the buildings face internally onto
the central “village green” or outward so they front on the existing streets. The
condominium units are part of one, five-story building that includes two levels of
parking. One level of parking is below grade and one is at grade. (Attachment E —
Site and Architectural Plans).

There are two main common open space areas located on the site. The first is the
podium courtyard on the second level of the condominium building. This area is
13,550 square feet and is intended to serve principally the condominium
residents and their guests. The second is the central village green area which
includes a clubhouse, pool, children’s play area, and large open grassy area. The
village green is 36,671 square feet. The community clubhouse and pool are
centrally located within the project in order to maximize the usability of the
space.

The condominium building contains a 2,000 square foot concierge room on the
northern side. The concierge building will serve as the guest entrance point as
well as meeting area for residents and their guests.

Setbacks: Under the R-4 zoning standards, the minimum front setback is 20
feet. The applicant is requesting a deviation of 15 foot setbacks for the townhome
units fronting on Duane Court and East Duane Avenue. Staff supports the
request for the four buildings fronting on East Duane Avenue since they are
facing a major street where the additional five feet will add to a walkable
streetscape and would have a negligible effect on vehicles passing by the site.
Staff is not supporting the 15 foot setback for the two buildings facing Duane
Court based on the feedback received from the San Miguel neighborhood. These
neighbors share a concern that this project will not be compatible with their
existing neighborhood. While single-family homes are not consistent with the
intent of the R-4 zoning district, it is possible to achieve a similar front yard
setback as the exiting homes across Duane Court. Based on this, staff is
recommending a condition of approval requiring the two buildings on Duane
Court be setback to the minimum required 20 setback.
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Lot Coverage: The maximum lot coverage under the R-4 zoning standards is
40%. The applicant is requesting 42% lot coverage based on the difficulty of
designing a project that both meets SMC requirements and takes advantage of
the City’s density bonus program. Staff and the applicant have worked together
to resolve this issue through several significant redesigns of the site plan but
have been unable to reach an obvious solution to this issue. Staff concurs with
the applicant’s assertion that meeting both SMC requirements and the City’s
offered density bonus is a challenge but also acknowledges that deviations from
the maximum lot coverage are rarely granted. In cases where lot coverage
exceptions have been granted, applicants (typically single-family projects) have
been able to demonstrate a hardship or unique situation that would allow the lot
coverage requirement to be relaxed. While staff acknowledges that this is a
difficult project to design under City development requirements, it does not meet
the classification of a hardship or unique circumstance. Therefore staff is
recommending a condition of approval for the project to be modified to meet the
40% maximum lot coverage requirement.

On-Site Circulation: There is one central street proposed to access all units in
the project. This street will be a private drive with two access points leading to
and from the public streets. The condominium building’s parking levels will also
be accessed from this drive. Along the north property line adjacent to Duane
Court, the applicant is proposing a vehicle drop-off area by the concierge
building. The site feature is intended to be a quick drop-off or pick-up point for
residents and guests. It will serve as an alternative to a drop-off or pick-up point
on the cul-de-sac portion of Duane Court, which could have a greater impact to
the existing residents on Duane Court.

Off-Site Circulation and Streets: As part of the East Sunnyvale ITR EIR, a
transportation impact study and site circulation analysis was conducted for this
project. The transportation study showed that adequate roadway and intersection
capacity was available to serve the proposed project on Duane Court, East Duane
Avenue, and on the surrounding streets. Although the project is projected to
increase the total number of daily trips at the site, it is projected to generate four
fewer vehicle trips during the AM peak hour of traffic, and 37 more vehicle trips
during the PM peak hour than the existing land use on the site. (See table below)

Project Total Trip Generation Comparisons

Existing Project Rate: 8.11/1,000 s.f. Trips: 903

New Project Rate: 5.86/unit Trips: 1,781

Difference +878
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Peak Hour Traffic Use Comparison

Use AM Peak Hour Trips PM Peak Hour Trips
Condo/Townhouse 134 158
R & D Building 138 121
Difference -4 +37

Source: Institute of Transportation Engineers Trip Generation, 7th Edition

The site plan used in the analysis included one right-in/right-out access driveway
on East Duane Avenue and one full access driveway on Duane Court. The Duane
Court driveway is the only full access driveway of the two proposed therefore, the
study assumed that in general, 66% of the project traffic will use this driveway for
access. The study estimated that during the AM peak hour of traffic there will be
an increase of 86 vehicles driving on Duane Court (mostly exiting the site heading
to Lawrence Expressway). During the PM peak hour of traffic there will be a 36
vehicle decrease in the number of vehicles using Duane Court. (See table below)

Peak Hour Traffic on Duane Court

Scenario AM Peak Hour Trips PM Peak Hour Trips
Condo/Townhouse 155 78

R & D Building 69 114

Difference +86 -36

Sources: (1) Institute of Transportation Engineers Trip Generation, 7th Edition.
(2) Traffic Counts by AutoCensus. (3) Projections by City Traffic Model.

The transportation impact analysis also studied whether the East Duane
Avenue/Duane Court intersection would meet the State and Federal warrants for
a new traffic signal. The intersection did not meet the criteria for installation of a
traffic signal based on of the relatively low volumes on Duane Court.

In addition, the study considered the potential for future “cut-through” traffic on
neighboring streets. Based on proximity to major transportation corridors and
neighborhood services, it was projected that only 15% of the future project traffic
would head north of the project site. The study also showed that the residential
streets to the north of the project have lower speed limits, circuitous streets, and
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greater traffic controls at the intersections. Rather than cutting through the
neighborhood, this traffic is expected to use East Duane Avenue to reach Fair
Oaks. Based on this, City staff concluded that traffic volumes in the adjacent
residential neighborhood would remain the same as the current traffic volumes.

Parking: The project provides a total of 619 parking spaces on-site where 619 are
required by Sunnyvale Municipal Code (SMC). Included in the 619 spaces are 247
uncovered spaces throughout the site, all of which will be unassigned and
available to guests and residents. Of the 304 proposed units, 68 have two car
covered spaces per unit for a total of 136 spaces. The remaining 236 units have
covered and secured parking available in the two levels of the condominium
building. Staff recommends that 25% of the unassigned spaces be marked for
guest only spaces.

On page one of the site plans in Attachment E, there is an inconsistency in the
data tables, “Unit Mix” and “Parking Summary”, that creates a contradiction in
the required number of parking spaces. Staff and the applicant both agree the
project will provide the number of parking spaces required under SMC. Staff has
included a condition of approval (1.N) to ensure the project will be compliant with
SMC parking standards.

Stormwater Management: This project requires compliance with the Stormwater
Management requirements. The City of Sunnyvale requires Stormwater
Management Plans to be certified by a qualified third party consultant prior to
issuance of building permits. The applicant has been advised of the associated
Stormwater Management Plan costs and responsibilities for construction and
long term maintenance and reporting. The applicant has provided a preliminary
plan that indicates generally how they will comply. Staff finds the initial
submittal sufficient; however, a third-party certified set of plans will be required
prior to issuance of building permits.

Utility Easements/Undergrounding: All existing and new services are required to
be undergrounded.

The following Guidelines were considered in analysis of the project site design:

Design Policy or Guideline Comments
(Site Layout)
City-Wide Design Guidelines The proposed project offers private
Site Design B9: Residential projects open space (courtyard/balcony areas)
may have a primarily internal to each unit and internal circulation
orientation for privacy, providing the through private drives. Additional
site is visually linked with its landscaping throughout the site will
surroundings by appropriate use of provide an attractive overall
landscaping and building siting. streetscape, visually linking the project
with adjacent residential uses.




2006-0610 - Taylor-Woodrow Homes May 22, 2007
Page 11 of 23

Architecture: The project proposes a modern/contemporary style of architecture
(see Attachment E for details). The structures will consist of stucco materials for
the exterior siding combined with metal trim railings. The applicant has
completed a number of changes to the proposed architecture since the Planning
Commission study session and staff believes the architecture now meets the
goals of the City-Wide Design Guidelines and that the styling is consistent with a
modern form of architecture.

Staff is recommending one condition of approval relative to the proposed
architecture. The front entrance to the condominium building appears to be weak
in terms of a focal point for the building. As noted below, the City Wide Design
Guidelines contain several statements regarding entrances as strong focal points.
Staff is recommending a condition of approval stating that the front entryway be
further enhanced to create a stronger presence or more special element for the
building.

The units fronting on the public streets will have entrances facing towards the
street to help create a more traditional residential streetscape. In particular, the
units on Duane Court will complete a residential streetscape with the existing
single family homes on the northern half of the street, which also front onto
Duane Court.

The applicant is proposing a number of color combinations for the 15 buildings
on site. The intent is to create a unified look for the project while still
differentiating each building with a unique appearance. The applicant will provide
a sample of the color pallet at the Planning Commission and City Council
meetings.

On page 11 of the site and architectural plans in Attachment E, there is an error
showing one unit “C” on the ground floor facing towards Lawrence Expressway.
Staff and the applicant both agree this unit is intended to face towards Duane
Court. A condition of approval (1.M) has been added to correct this inconsistency.

Building Height: The maximum height of the buildings, as measured from the top
of curb of the nearest public street is up to 60 feet to the highest point of the
condominium building and up to 35 feet for the townhome units. The
condominium building is proposed to be five stories high and the townhomes are
proposed to be three stories. Under the R-4 zoning district, the maximum height
is 60 feet with underground parking (S5 feet + 5 feet if underground parking is
proposed) and up to four stories.

While this project exceeds the required number of stories by one, it is possible to
redesign the condominium building to comply with SMC. This would likely
require a reduction in the overall number of units in the project. If the number of
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units remains the same, compliance with SMC would likely create a reduction in
the number of townhomes and a corresponding increase in the number of
condominium units and overall size of the condominium building.

Staff is not recommending a modification at this time since SMC allows building
heights to be up to 60 high. The actual number of stories within the 60 feet is
typically not a determining factor when assessing height impact. In addition, staff
believes the townhome buildings are an important component of the project’s
interface with the adjacent single-family neighborhood and any significant

reduction in townhome units will begin to reduce this transition.

The following Guidelines were considered in the analysis of the architecture:

Design Policy or Guideline
(Architecture)

Comments

City-Wide Design Guidelines
Scale and Character B1l: Break
up large buildings into groups of
smaller segments whenever
possible, to appear smaller in
mass and bulk.

The proposed building design uses
articulation and colors in order to visually
break up the buildings by unit and by
building.

Scale B2: Adjacent buildings
shall be compatible in height
and scale.

The buildings on the exterior of the project
will be three stories high maximum; creating
a two story increase over the existing single
family neighborhood on Duane Court. There
are no other adjacent multi-family projects
at this time.

Architecture and Design C1:
Maintain diversity and
individuality in style but be
compatible with the character of
the neighborhood.

The architectural styles of the project will be
unique relative to the adjacent single family
neighborhood, but will consist of traditional
residential building forms and will be
compatible with the character of the
surrounding homes.

Architecture C9: Include
decorative building elements in
the design of all buildings. Add
more interest to buildings by
incorporating changes in wall
plane and height, etc.

The architecture of the buildings has a
number of design elements that create a
high-quality product, including scored lines,
metal railings, and eyebrow rooftop features.
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Landscaping: Residential uses within the R-4 Zoning District are required to
provide a minimum of 380 square feet of usable open space and 375 square feet
of landscaping per unit. The project meets the requirement for usable open space
with 384 square foot per unit. The site also provides adequate landscaping area
with 466 square foot of landscaping per unit.

The applicant has submitted an arborist’s report showing there are 114 trees
representing 15 species on site, of which 40 are considered protected trees under
SMC. Most of the trees are in fair health and located internally to the existing
project. The arborist’s report identifies a number of trees located on the periphery
of the site that are if good health and which can be saved.

The project site plan has changed significantly since the time of the writing of the
arborist’s report and since the City Arborist’s review of that report. Most of the
trees originally identified as candidates in good health will still be able to be
saved under the currently proposed project. Staff is recommending a condition of
approval for the applicant to resubmit a new arborist’s report for review and
approval by the City Arborist. The City Arborist will have discretion over the final
trees to be saved in this project.

The applicant’s landscape plan is a significant upgrade compared to the existing
landscaping. The project includes the installation of numerous new trees of
varying species and the addition of bushes/shrubs throughout the site. A
landscaping/irrigation plan with types, quantities, and sizes of trees and shrubs
has been submitted and can be found in Attachment E. Staff is recommending a
condition of approval that all new street trees are at least 24 inch box trees.

The following Guidelines were considered in analysis of the project landscaping:

Design Policy or Guideline
Comments
(Landscape)

City-Wide Design Guidelines The project proposes to save a number of
Landscaping A2: Preserve and existing trees and to add numerous new
incorporate existing natural trees and other landscaping throughout
features, particularly trees, on a site | the site. It is estimated that 100 new trees
into the landscape design of will be planted.
projects.
Landscaping A4: Properly The site meets the total landscaping
landscape all areas not covered by |requirement for each unit and will provide
structures, driveways, and parking. |landscaping in all areas not devoted to

structures, driveways, and parking.
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Design Policy or Guideline
Comments
(Landscape)
Site Organization B14. Design The site design creates a combination of
multi-building residential complexes | private, semi-private, and common
to differentiate between private, landscape areas. The areas are properly
semi-private, and common spaces delineated through the use of low patio
through building placement, walls, pathways, and private balconies, to
landscaping, etc. Delineate each allow proper use and access by residents.
space for proper use and access by
residents.
Open Space C8. Provide direct The internal pathways provide direct
access to common useable open access between buildings, parking areas,
space from buildings. Common and open spaces. The common open
open spaces shall be useable for spaces provide recreational opportunities
recreational purposes. including a clubhouse for community
meetings, children’s playground area, and
pool.

Use of Separation Wall: The Sunnyvale Municipal Code requires a decorative
masonry/sound wall separating residential and industrial uses. In this case, only
the southeastern property line adjacent to the service station and car wash would
be required to have an eight foot high masonry wall. The other three property
lines all front on public streets and the townhome units are proposed to front
these streets.

Clubhouse: All multifamily residential projects over 50 units are required to
provide a community room. To meet this requirement, the applicant is proposing
a clubhouse of 850 square feet. The building includes approximately 460 square
feet of usable floor area (which slightly exceeds the minimum requirement of 450
square feet), a full kitchen, and restrooms.

Required Storage: SMC 19.38.040 requires multi-family residential projects to
provide a minimum of 300 cubic feet of separate, lockable, and weatherproof
storage space. This project meets this requirement for the townhomes by
providing every unit with two car garages. The condominium units will also meet
SMC requirements by providing storage closets for each unit in the common
garages and on the private balconies.

Bicycle Parking: The enclosed two car garages will meet SMC requirements for
secured bicycle parking (Class I) for the townhomes. The applicant is providing a
fully enclosed and secured bicycle storage room for the condominium users. This
room will hold approximately 60 bicycles. Staff is recommending a condition of
approval for the project to include 20 bicycle racks (Class II) on-site (rate of 1:15
units) for guest bike parking.
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Trash Enclosure: The SMC requires that multi-family uses, of four or more
units, have centralized trash and recycling enclosures at the site. The applicant
has incorporated four centralized enclosures on site and a centralized waste
system for the condominium building which meet SMC requirements.

Compliance with Development Standards: The applicant is requesting four
deviations from SMC through the SDP permit. The following table outlines these
deviations:

Requested Deviations Justifications

e Building stories of five e Building height deviations are typical for
where four is the maximum multifamily projects, particularly those
allowed. recently approved in Sunnyvale.

Additional height help meet other
required standards.

e The distance between e Greater open space is provided in the
building is at places 15’ common open space areas and a larger
where 26’ is the minimum clubhouse is provided.
allowed.

e The project is proposing to take

e Lot coverage of 42% where advantage of the City’s density bonus.
40% is the maximum ThiS, combined with other SMC
required. requirements, makes meeting the 40% lot

coverage requirement difficult but
provides additional units.

e A front yard setback on e The units facing Duane Court present to
East Duane Avenue and the street, thereby replicating and
Duane Court of 15’ where complementing the current streetscape
20’ is the minimum pattern in the existing single family
required. neighborhood. In addition, the front

elevations are articulated so the average
setback is 15-19’.

Expected Impact on the Surroundings

Staff finds that with mitigation measurements contained in the EIR, the proposed
project will not have an impact to the surrounding neighborhood (existing and
future ITR). A Mitigation Monitoring and Reporting plan was adopted with the EIR
was certified by Council. No significant traffic or noise impacts are expected as a
result of the project and no visual impacts are expected. The applicant has
worked with staff to address the project's compatibility with the single family
existing neighborhood across East Duane Avenue and to minimize any potentially
negative impacts.
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Additionally, the proposed project is over 100 feet from the nearest adjacent
industrial building, thereby exceeding the minimum setback adopted through the
recent General Plan Amendment for the area.

Tentative Map

General Description: The proposed project requires a Vesting Tentative Map to
subdivide one parcel, totaling 7.3 acres into two parcels with 304 condominium
lots. All units obtain vehicular access from the private internal drive leading from
the public streets. Utilities will be placed underground in the common lots via a
public utilities easement. (Attachment E)

Park Dedication In-Lieu Fee

This project is subject to Park Dedication In-Lieu Fees. The park dedication fees
for this project are estimated to be $7,938.81 per unit. This fee shall be collected
prior to action on a Final Map.

Transportation Impact Fee

As required by City code when there are new PM peak hour trips, Traffic Impact
Fees will be required for this project. The fee is calculated at the time of Building
Permit issuance and is estimated at $113,580.

Fiscal Impact

Normal fees and taxes are expected for the City as a result of this project.

Public Contact

City Council Meeting: At the February 27, 2007 City Council meeting, the
Council certified the East Sunnyvale ITR EIR, adopted amendments to the
General Plan, rezoned property, and added the six Conditions related to this
project. The following is a list of those conditions with responses below.

1. Require new residential development to observe a minimum 100-foot

separation between existing adjacent industrial buildings and new
residential buildings. Allow the Planning Commission to approve exceptions
to this separation requirement if circumstances would address noise, odor
and hazardous materials issues.
The nearest adjacent industrial building is to the south of this property,
across East Duane Avenue. This building is approximately 123 feet from the
nearest proposed townhome. The AMD building is approximately 300 feet
from the nearest proposed townhome
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2. Require height in R-4 areas to maintain no more than three stories (35 feet)

when adjacent to (including across the street) single family residential
development.
The townhome units throughout the project are three stories and 33 feet in
height. The applicant has redesigned the northern side of the condominium
building be the three stories and 35 feet high. This northern side includes five
condominium units and the concierge building.

3. Encourage the inclusion of fiber optics and access to high-speed internet in
new residential development.
The applicant will explore these options during the building permit phase of
the project.

4. Work with the developer to encourage a different location for the egress and

ingress to reduce impact on Duane Court (such as move traffic from
residential street to a collector street).
At the City Council meeting, there were concerns raised by adjacent resident
regarding future safety and convenience of vehicles entering and exiting at
the East Duane Avenue/Duane Court intersection, as well as concerns about
the potential increase in traffic volume.

Subsequent to that meeting, staff met with the applicant and their traffic
engineering consultant to explore options for site access that may address the
community’s concerns. At this meeting, it was again determined that the
geometry of the intersections of East Duane Avenue/San Xavier Drive and
East Duane Avenue/Lawrence Expressway create a situation where it is not
feasible and safe to provide left turn access from East Duane Avenue into the
project site. This portion of East Duane Avenue is between San Xavier Drive
and Duane Court or on the portion of East Duane Avenue between Lawrence
Expressway and San Xavier Drive. It is recommended that left turn access
from the project site onto East Duane Avenue be provided only atthe
intersection of Duane Court and East Duane Avenue. Under existing peak
hour conditions vehicles on the southbound approach of the San Xavier
Drive/East Duane Avenue intersection currently queue on East Duane Avenue
from San Xavier Drive up to Duane Court. The queues are caused by
the heavy traffic volumes on Lawrence Expressway and the limited green
light time at that traffic signal. These queues block any potential left turn
access into and out of the project site on that portion of East Duane. Under
similar situations elsewhere in the City where left turn access is allowed, it
has been found that accident rates are more than five times higher than what
is typically expected. For that reason, staff is not recommending left turn
access into or out of the project site on East Duane Avenue, except at Duane
Court.
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Staff and the applicant have concluded that a reconfiguration to the existing
median island and the intersection of East Duane Avenue/Duane Court could
improve circulation in that area. Reconfiguring the intersection geometry
would remove the high-speed westbound right turn lane by squaring up the
intersection. The new configuration would also provide increased visibility
and storage capacity for vehicles leaving on Duane Court. Staff is
recommending this option as a condition of approval.

Include landscaping requirements to reduce the impact of the R-4 project on
the adjacent single family homes with final landscaping plans to be
approved by the Planning Commission.

The applicant has provided landscape plans showing typical tree planning
patterns intended to provide screening, shade, and aesthetic appeal. In the
landscape plans (sheet L-3) the applicant has provided a detail of the Duane
Court area’s proposed landscaping.

Stay in touch with the neighborhood regarding traffic calming issues and to
consider follow up a year after construction is completed.
To be completed by the applicant.

Planning Commission Hearing: The application was heard before the Planning
Commission at their March 26, 2007 meeting. At the hearing, the Commission
discussed issues related to the project including: circulation, open space, height,

and

building setback from the adjacent residential neighborhood. The

Commission, on a 5-2 vote, approved the application with modified conditions of
approval, stating they were able to make the required findings. The Commission
added the following 14 conditions of approval to their motion (See the Draft
Planning Commission Minutes in Attachment H for details):

1.

Eliminate COA 1.J, that required the building to be set back to the
minimum 20 feet on Duane Court only and allow the 15 foot setback
proposed by the applicant;

COA 1.K modified to allow up to 42% lot coverage, rather than the 40%
SMC maximum;

COA 1.L modified to require the Tot Lot for the use of young children only
(generally under six years old);

COA 16.D modified to reference “townhouses only”;

COA 19.F modified to add the wording “excluding any exceptions granted
herein”;

COA 24.H modified to include the wording “new poles and arms only if
needed to provide the ADA access that is required”;

COA 24.N modified to require eight foot sidewalks on Duane Avenue and
six foot sidewalks along Duane Court;

Eliminate COA 24.U since it is addressed in the EIR making the condition
redundant;
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Eliminate COA 24.V since it is addressed in the EIR making the condition
redundant;

For staff to review traffic flows (egress and ingress) for the area shown in
Attachment F, the Duane Court/Duane Avenue area, preferring the
revised version in Attachment F, including the installation of a traffic
signal at the intersection if deemed necessary or beneficial and that
alternative circulation be looked at allowing a turn pocket in the middle of
Duane Avenue for left-hand turns which may require some modification
to the recommended triangle plan and to make changes as appropriate;
Add a COA 13.0 which would read, “New trees shall be native trees as
large a species as appropriate for placement on the site”;

Add a condition that windows look down on the Tot Lot as a safety issue;
A recommendation be added that the external bike racks be nice looking;
COA 17.B be added requiring permanent signage to be included in the
secured bicycle parking area to prevent the area from being used for other
uses.

Planning Commission additional conditions of approval have been

incorporated into the staff Recommended Conditions in Attachment B, except for

items

1.

1, 2, 8, and 9.

Eliminate COA 1.J, that required the building to be set back to the
minimum 20 feet on Duane Court only and allow the 15 foot setback
proposed by the applicant.

Staff is not supporting the applicant’s proposed 15 foot setback for the two
buildings facing Duane Court based on the feedback received from the San
Miguel neighborhood. These neighbors share a concern that this project will
not be compatible with their existing neighborhood. While single-family
homes are not consistent with the intent of the R-4 zoning district, it is
possible to achieve a similar front yard setback as the exiting homes across
Duane Court. Further, the applicant’s testimony at the Planning Commission
hearing that the units are really setback of 20 feet was referring to the living
area and not the structure which is proposed at 15 feet. Staff believes a 20
foot setback for the structure is necessary to achieve compatibility. Based on
this, staff is not supporting Planning Commission’s decision to eliminate this
condition.

. COA 1.K modified to allow up to 42% lot coverage, rather than the 40%

SMC maximum.

Staff and the applicant have worked together to resolve this issue through
several significant redesigns of the site plan but have been unable to reach
an obvious solution to this issue. Staff concurs with the applicant’s assertion
that meeting both SMC requirements and the City’s offered density bonus is
a challenge but also acknowledges that deviations from the maximum lot
coverage are rarely granted. In cases where lot coverage exceptions have
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been granted, applicants (typically single-family projects) have been able to
demonstrate a hardship or unique situation that would allow the lot coverage
requirement to be relaxed. While staff acknowledges that this is a difficult
project to design under City development requirements, it does not meet the
classification of a hardship or unique circumstance. In addition, increased lot
coverage above 40% is not preferable from an environmental perspective
since it reduces the amount of pervious surface and reduces landscaping.
Therefore staff is not supporting Planning Commission’s decision to modify
this condition.

8. Eliminate COA 24.U since it is addressed in the EIR making the condition
redundant.
This condition allows the City to collect in-lieu fees for any fair share facility
upgrades required to the sanitary sewer system, rather than requiring the
developer pay 100% of any upgrades required as a result of project impacts.

9. Eliminate COA 24.V since it is addressed in the EIR making the condition
redundant.
While the condition for the domestic water supply system was completed
with the EIR, a project specific analysis of this system was not. The EIR
analysis reviewed the domestic water supply system for the greater area
surrounding the proposed General Plan amendment project site. This
condition will require a more detailed review of the domestic water supply
system, fire flow, and storm water discharge utilities serving the individual
project site.

Appeal

The application was appealed on April 6, 2007. The appellants’ justification is
detailed in their letter of justification in Attachment I. The following is a summary
of the issues and recommendations in the letter of appeal, followed by a brief staff
comment:

1. Traffic — The new project will increase traffic in the area and create an

impact to the existing neighborhood. The appellant suggests a new entry-
exit point in the project closer to the western boundary, nearest to Duane
Avenue.
Staff has studied this alternative and cannot find an appropriate location
that would meet safety standards and address the traffic concerns of the
neighborhood. Staff does not support moving the driveway to the west
(nearest Duane Avenue) based on the proximity to the intersection of Duane
Avenue and Duane Court, and recommends the driveway remain in the
proposed location.
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2. Height — The project is very large relative to the existing San Miguel
neighborhood. The appellant suggests all buildings facing Duane Court be
lowered to a maximum of 35 feet high; not just the two townhome buildings
and the three units attached to the multifamily building, which are
currently proposed at 35 feet high. Additional larger trees should be
required to ease the transition from the existing neighborhood to the new
project.

Staff does not support lowering the height of the main building since staff
believes the proposed design meets the intent of Council’s adopted
amendments to require a 35 foot height limit.

3. SMC Deviations — The project has two requested deviations, which are
significant. These include: 1) building setbacks of 15 feet, instead of 20
feet, and 2) 42% lot coverage, instead of 40%. The appellant suggests the
setbacks for all building on Duane Court be made to be the minimum 20
feet, similar to the existing neighborhood, and maintaining the maximum
lot coverage of 40%.

Staff supports these requests based on previous discussion in this report.

4. Number of Units — The project is greater than the maximum number of
units allowed under the R-4 zoning designation. The appellant suggests
lowering the number of units in the project to the maximum density the R-
4 zone allows without utilizing the density bonus.

Staff does not support this request since SMC and state law require a
density bonus provision in projects where affordable housing units are

required.
Notice of Public Hearing Staff Report Agenda
e Published in the Sun e Posted on the City of | e Posted on the
newspaper Sunnyvale's Website City's official
e Posted on the site e Provided at the notice bulletin
e 1,000 notices mailed to the Reference Section of board
property owners and the City of e City of
residents within 300 ft. of Sunnyvale's Public Sunnyvale's
the project site Library Website
Conclusion

Discussion: Staff believes that this project provides a high quality residential
project with the following benefits to the City: increased average open space and
landscaping per unit; 33 Below Market Rate housing units; high density housing
adjacent to a major transportation corridor; and, additional housing ownership
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opportunities. Staff finds adequate justification to recommend approval of the
project the Recommended Conditions of Approval.

Findings and General Plan Goals: Staff was able to make the required Findings
based on the justifications for the Special Development Permit. Findings and
General Plan Goals are located in Attachment A.

Recommended Conditions of Approval: Conditions of Approval are located in
Attachment B.

Alternatives

1. Grant the appeal for five modifications to the project (new driveway
location, reduced building height, build setbacks, lot coverage, and reduced
number of units) and approve the Special Development Permit and Vesting
Tentative Map with the attached conditions.

2. Deny the appeal and uphold the decision of the Planning Commission to
approve the Special Development Permit and Vesting Tentative Map with
modified conditions, including two of the items raised by the appellant
(building setbacks and lot coverage).

3. Deny the appeal and uphold the decision of the Planning Commission to
approve the Special Development Permit and Vesting Tentative Map with
the attached conditions.

4. Deny the appeal and approve the Special Development Permit and Vesting
Tentative Map with modified conditions.
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Recommendation

Alternatives 2: Deny the appeal and uphold the decision of the Planning
Commission to approve the Special Development Permit and Vesting Tentative
Map with modified conditions, including two of the items raised by the
appellant (building setbacks and lot coverage).

Reviewed by:

Robert Paternoster
Director of Community Development

Reviewed by: Trudi Ryan, Planning Officer
Prepared by: Steve Lynch, Project Planner

Approved by:

Amy Chan

City Manager

Attachments:

A. Recommended Findings

B. Recommended Conditions of Approval

C. City Council Meeting minutes from February 27, 2007
D. Alternative Intersection Design Plan

E. Site and Architectural Plans

F. Letter from San Miguel Neighborhood Association

G. Letter from Santa Clara County Housing Action Coalition
H. Planning Commission Minutes from March 26, 2007
[. Letter of appeal.
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General Plan Goals and Policies

Housing and Community Revitalization Sub-element

Policy A.2:

Policy C.1:

Goal D:

Goal E:

All new residential developments should build at least 75 percent
of the permitted density.

The proposal exceeds this policy with 304 housing units; 15%
above the 100% maximum R-4 density.

Continue efforts to balance the need for additional housing with
other community values, such as preserving the character of
established neighborhoods, high quality design, and promoting a
sense of identity in each neighborhood.

The project provides needed housing opportunities within an
Industrial to Residential conversion neighborhood (recently
approved).

Maintain diversity in tenure, type, size, and location of housing to
permit a range of individual choices for all current residents and
those expected to become city residents.

The project provides additional ownership opportunities within
a multi-family style of residential development.

Maintain and increase housing units affordable to households of
all income levels and ages.

The proposal meets this goal with 271 market rate units and 33
new BMR units.

Land Use and Transportation Element

Policy C2.2:

Policy N1.2:

Encourage the development of ownership housing to maintain a
majority of housing in the city for ownership choices.

This project achieves this policy with 304 ownership housing
units.

Require new development to be compatible with the
neighborhood, adjacent land uses and the transportation system.

The project site is situated between one existing low density
single family neighborhood and a recently approved, Industrial
to Residential Combining District at the same R-4 density. The
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proposed project is compatible with the adjacent land uses and
the zoning for the area.

Community Design Sub-element

Policy C.4: Encourage quality architectural design, which improves the City’s
identity, inspires creativity, and heightens individual as well as
cultural identity.

The proposed architecture incorporates high quality design and
significantly improves the visual appearance of the site. The
proposed modern architecture is creative, unique, and will call
attention to its design.

Recommended Findings - Special Development Permit

1. The proposed use attains the objectives and purposes of the General Plan of
the City of Sunnyvale.

The project meets the goals and policies of the General Plan, as enumerated
above.

2. The proposed use ensures that the general appearance of proposed
structures, or the uses to be made of the property to which the application
refers, will not impair either, the orderly development of, or the existing uses
being made of, adjacent properties.

The proposed architecture meets the City-Wide Design Guidelines. The
proposed project meets the intent of the ITR combining district. There will
be no change in Sunnyvale code requirements as a result of this project;
therefore, the existing uses on adjacent properties will not be impacted,
interfered, or otherwise damaged by the proposed use. The related and
recently approved EIR for the East Sunnyvale Industrial to Residential
project includes measures to avoid conflicts with adjacent industrial uses.
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Recommended Findings - Tentative Map

Staff is not able to make the findings as enumerated (1-8) for the Tentative
Map, with the Recommended Conditions of Approval is in conformance with
the Sunnyvale Municipal Code and recommends approval of the map as
attached.

The condominium subdivision, together with the provisions for its design and
improvements, is consistent with the objectives, policies, general land uses and
programs of the General Plan. The project, in conjunction with an approved
Special Development Permit, meets the overall density allowed in the proposed
R-4 Zoning District and supports a land use that is compatible with the
surrounding neighborhood. The project also meets the goals and policies of the
General Plan, as enumerated above.

However, the approving authority shall deny the Tentative Map if it makes any
of the following findings:

1. That the subdivision is not consistent with the General Plan.

2. That the design or improvement of the proposed subdivision is not
consistent with the General Plan.

3. That the site is not physically suitable for the proposed type of
development.

4. That the site is not physically suitable for the proposed density of
development.

5. That the design of the subdivision or proposed improvements are likely to
cause substantial environmental damage or substantially and avoidably
injure fish or wildlife or their habitat.

6. That the design of the subdivision or type of improvements is likely to
cause serious public health problems.

7. That the design of the subdivision or the type of improvements will
conflict with easements, acquired by the public at large, for access
through or use of property within the proposed subdivision.

8. That the map fails to meet or perform one or more requirements or
conditions imposed by the "Subdivision Map Act" or by the Municipal
Code.
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Recommended Conditions of Approval - Special Development Permit

In addition to complying with all applicable City, County, State and Federal
Statutes, Codes, Ordinances, Resolutions and Regulations, Permittee expressly
accepts and agrees to comply with the following conditions of approval of this

Permit:

Unless otherwise noted, all conditions shall be subject to the review of approval
of the Director of Community Development.

1. GENERAL CONDITIONS

A.

Project shall be in conformance with the plans approved at the public
hearing(s). Minor changes may be approved by the Director of
Community Development; major changes may be approved at a public
hearing by the Planning Commission.

. The Conditions of Approval shall be reproduced on the cover page of

the plans submitted for a Building Permit for this project.

. Building Permit plans shall be accompanied by an annotated set of

the conditions of approval indicating how the project complies with
each condition.

. Submit a complete plan check for the first Building Permit submittal;

no partial sets are allowed.

. The Special Development Permit for the use shall expire if the use is

discontinued for a period of one year or more.
The Special Development Permit shall be null and void two years from
the date of approval by the final review authority at a public hearing if
the approval is not exercised, unless a written request for an
extension is received prior to expiration date.

. To address storm water runoff pollution prevention requirements, an

Impervious Surface Calculation worksheet is required to be completed
and submitted for the California Regional Water Quality Control
Board prior to issuance of a Building Permit.

. A final Stormwater Management Plan is subject to the review of the

Director of Community Development prior to issuance of a building
permit.

Prior to the issuance of Building Permits the City needs the California
Regional Water Quality Board to review and provide a clearance form
addressing the ground water/soil contamination, per the East
Sunnyvale EIR.

The townhome units on Duane Court shall be setback to the required
minimum front yard setback of 20 feet.

The project shall be redesigned to be the maximum 40% lot coverage
allowed under the R-4 standards.

The children’s play areas (tot lot) shall contain a playground feature
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(play structures) for the use of young children only (generally under six
years old). Final design is subject to approval by the Director of
Community Development prior to issuance of a building permit.

M. The first level condominium unit plan “C” in the northeastern most

N.

P.

corner of the building shall have the front door facing to Duane Court,
not Lawrence Expressway.

The number of two or three bedroom condominium units shall be
reduced by the appropriate number of bedrooms in order to meet SMC
parking requirements, or the total number provided in the project
shall be increased to meet SMC requirements for the number of
bedrooms.

. Staff shall review traffic flows (egress and ingress) for the area shown

in Attachment F, the Duane Court/Duane Avenue area, preferring the
revised version in Attachment F, including the installation of a traffic
signal at the intersection if deemed necessary or beneficial and that
alternative circulation be looked at allowing a turn pocket in the middle
of Duane Avenue for left-hand turns which may require some
modification to the recommended triangle plan and to make changes as
appropriate.

Windows shall look down on the Tot Lot as a safety issue.

2. COMPLY WITH OR OBTAIN OTHER PERMITS

A.

Obtain necessary development permit from the Department of Public
Works for all proposed off-site improvements.

3. ENVIRONMENTAL MITIGATION MEASURES

A.

In addition to complying with applicable City Codes, Ordinances,
and Resolutions, the AMD EIR includes mitigation measures that
are incorporated into the project’s approval. The Mitigation
Monitoring and Reporting Program, adopted by the City Council 2-
27-2007, must be complied with as a condition of approval.

4. BMR (BELOW MARKET RATE UNITS)

A.

B.

C.

This project (2006-0610) will comply with Below Market Rate
Housing (BMR) requirements as noted in SMC 19.66.

The project will provide 33 Below Market Rate ownership dwelling
units in compliance with SMC 19.66.

The developer shall submit a site plan to the Housing Officer for
review. The plan will include a description of the number, type, size
and location of each unit on the site. The Housing Officer will then
determine the specific units to be obligated as Below Market Rate
(BMR) unit(s). (BMR Administrative Guidelines)

Prior to issuance of a building permit, the developer shall execute a
Development Agreement with the City to establish the units. The
rental/sale price of the BMR unit(s) is established at the time of the
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execution of the Development Agreement. (BMR Administrative
Guidelines)

All BMR dwelling units shall be constructed concurrently with non-
BMR units, and shall be dispersed throughout the property and
shall reflect the range in numbers of bedrooms provided in the total
project and shall not be distinguished by exterior design,
construction or materials. (SMC 19.66.020(c))

Sixty days (60) days prior to the estimated occupancy date, the
developer shall notify the Housing Division of the BMR units to be
available. (BMR Administrative Guidelines)

BMR Ownership Program - Developer and Buyer to execute
“Addendum to Purchase Offer” prior to Occupancy Permit and
provide copy to City. (BMR Administrative Guidelines)

Ownership Units - Prior to Close of Escrow, a Deed of Trust between
the City and the Buyer of the BMR unit shall be recorded to
establish resale and occupancy restrictions for a 30-year period.

The original sale price of BMR dwelling units shall comply with sales
prices established by the City, which is revised annually. (SMC
19.66.040 (c))

Below Market Rate dwelling units shall be offered for sale/rent only
to persons qualified under the terms described in SMC 19.66.040
and 19.66.050 and described more fully in the Administrative
Guidelines. (BMR Rental Units / BMR Ownership Program)

Resale of BMR dwelling units shall comply with procedures set forth
in SMC 19.66.060.

In the event of any material breach of the Below Market Rate
Program requirements and conditions, the City may institute
appropriate legal actions or proceedings necessary to ensure
compliance. (SMC 19.66.140)

In the event that any of the Below Market Rate dwelling units or a
portion thereof is destroyed by fire or other cause, all insurance
proceeds therefrom shall be used to rebuild such units. Grantee
hereby covenants to cause the City of Sunnyvale to be named
additional insured party to all fire and casualty insurance policies
pertaining to said assisted units. (BMR Administrative Guidelines)

5. CC&R’s (CONDITIONS, COVENANTS AND RESTRICTIONS)

A.

Any proposed deeds, covenants, restrictions and by-laws relating to
the subdivision are subject to review and approval by the Director of
Community Development and the City Attorney.

The developer/Owner shall create a Homeowner’s Association that
comports with the state law requirements for Common Interest
Developments. Covenants, conditions and restrictions (CC&Rs)
relating to the development are subject to approval by the City
Attorney and Director of Community Development prior to approval
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of the Final Map. In addition to requirements as may be specified
elsewhere, the CC&R’s shall include the following provisions:

A.

B.

D.

Membership in and support of an association controlling and
maintaining all common facilities shall be mandatory for all
property owners within the development.

The homeowners association shall obtain approval from the
Director of Community Development prior to any modification of
the CC&R's pertaining to or specifying the City.

. The developer shall maintain all utilities and landscaping for a

period of three years following installation of such
improvements or until the improvements are transferred to a
homeowners association, following sale of at least 75% of the
units, whichever comes first.

The Conditions of Approval of this SDP.

The CC&Rs shall contain the following language:

A.

“Right to Remedy Failure to Maintain Common Area. In the
event that there is a failure to maintain the Common Area so
that owners, lessees, and their guests suffer, or will suffer,
substantial diminution in the enjoyment, use, or property value
of their Project, thereby impairing the health, safety and welfare
of the residents in the Project, the City, by and through its duly
authorized officers and employees, will have the right to enter
upon the subject Property, and to commence and complete
such work as is necessary to maintain said Common Area. The
City will enter and repair only if, after giving the Association
and Owners written notice of the failure to maintain the
Common Area, they do not commence correction of such
conditions in no more than thirty (30) days from the giving of
the notice and proceed diligently to completion. All expenses
incurred by the City shall be paid within thirty (30) days of
written demand. Upon a failure to pay within said thirty (30)
days, the City will have the right to impose a lien for the
proportionate share of such costs against each Lot in the
Project.

It is understood that by the provisions hereof, the City is not
required to take any affirmative action, and any action undertaken
by the City will be that which, in its sole discretion, it deems
reasonable to protect the public health, safety and general welfare,
and to enforce it and the regulations and ordinances and other laws.
It is understood that action or inaction by the City, under the
provisions hereof, will not constitute a waiver or relinquishment of
any of its rights to seek redress for the violation of any of the
provisions of these restrictions or any of the rules, regulations and
ordinances of the City, or of other laws by way of a suit in law or
equity in a court of competent jurisdiction or by other action.
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F. It is further understood that the remedies available to the City by
the provision of this section or by reason of any other provisions of
law will be cumulative and not exclusive of the maintenance of any
other remedy. In this connection, it is understood and agreed that
the failure to maintain the Common Area will be deemed to be a
public nuisance and the City will have the right to abate said
condition, assess the costs thereof, and cause the collection of said
assessments to be made on the tax roll in the manner provided by
appropriate provisions of the Sunnyvale Municipal Code or any
other applicable law.

G. No Waiver. No failure of the City of Sunnyvale to enforce any of the
covenants or restrictions contained herein will in any event render
them ineffective.

H. Third-Party Beneficiary: The rights of the City of Sunnyvale
pursuant to this Article will be the rights of an intended third party
beneficiary of a contract, as provided in Section 1559 of the
California Civil Code, except that there will be no right of Declarant,
the Association, or any Owner(s) to rescind the contract involved so
as to defeat such rights of the City of Sunnyvale.

I. Hold Harmless. Declarant, Owners, and each successor in interest of
Declarant and said Owners, hereby agree to save, defend and hold
the City of Sunnyvale harmless from any and all liability for inverse
condemnation which may result from, or be based upon, City’s
approval of the Development of the subject Property.”

J. The Homeowners Association shall be required to maintain and keep
up to date transit information and rideshare information for display
in an on site kiosk. The display shall include current VTA transit
map, Caltrain station map, contact information websites and phone
number for Caltrain, VTA, www.511.org, etc.

6. DESIGN/EXTERIOR COLORS AND MATERIALS

A. The plans shall be revised to be consistent with the Design
Guidelines to provide the following:

1. Provide an enhanced front elevation for both buildings that
help to strengthen the entryways and create a prominent or
more special main entrance into the buildings;

2. Only high quality materials may be used on the exterior (e.g.
no low grade foam trim, EIFS, etc., unless the materials
proposed can be shown to be of a quality, appearance, and
longevity equivalent to real wood).

B. All horizontal metal railings shown on the elevations of the
condominium building and townhomes (i.e. balcony railings) shall be
retained as integral features of the modern architecture and shall be
incorporated into the Building Permit plans.

C. All vertical and horizontal bands or lines shown on the exterior
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elevations shall be at least one inch wide by one inch deep by one
inch tall, unless in can be demonstrated that another dimension will
meet the intent of creating sharp, deep, distinctive lines or scoring.
The eyebrow features on the rooftops of the buildings shall remain at
least the same depth or greater as the approved plans.

Final exterior building materials and color scheme are subject to
review and approval of the Director of Community Development
prior to issuance of a building permit, but shall have only minor
alterations over the approved elevations.

7. GREEN BUILDING REQUIREMENTS

A.

B.

o0

Demolition: Maximum amount of existing building will be recycled

during demolition.

Landscaping:

1.75 percent of plants are California Natives or Mediterranean
species.

2. Plant shade trees in all locations where feasible, per Landscape
Architect recommendations.

3. Apply soil amenities to top soil, per Landscape Architect
recommendations.

4. Add mulch to planting beds (2”)

5. Reduce lighting pollution, by shielding fixtures and using down
lighting, without impact to health and safety.

Foundation: Minimum 20 percent flyash.

. Structural Frame & Building Envelope:

1. Engineered Lumber shall be used for the following:
a. Beams and headers.
b. Wood I-Joists or web trusses for floors.
c. Wood I-Joists for ceilings.
2. Design energy heals on trusses (75% of attic insulation height at
outside edge of exterior wall).
3. Design trusses to accommodate ductwork.
4. Tightly seal the air barrier between garage and living area.

. Exterior Finish:

1. Use durable and non-combustible siding materials.

2. Select durable and non-combustible roofing materials.

Insulate: All hot water pipes or install on-demand hot water
circulation systems.

. Appliances:

1. All shall be Energy Star or equivalent compliant.

2. Install Energy Star or equivalent clothes washing machine with
water factor of six or less.

3. Install built-in recycling center

. Insulation:

1. Installed in all ceilings.



2006-0610 — Taylor-Woodrow Homes Attachment B
Page 7 of 15

2. Installed in all walls and/or floors
3. Pre-drywall inspection shows quality installation
I. Heating, Ventilation, and Air Conditioning:

1. Design and install the following to ACCA Manual

Recommendations:
a. HVAC system
b. Furnaces
c. Water Heaters.

2. No fireplace or sealed gas fireplace with efficiency rating not less
than 60% is allowed and shall meet current City regulations for
new fireplace inserts.

3. Install the following:

a. Energy Star or equivalent compliant ceiling fans with CFLs
in living areas and bedrooms.
Integrated system with variable speed control
IHVAC unit within conditioned space.
Pressure balance the system for master bedroom.
e. Energy Star or equivalent compliant bathroom fan.
4. Use low-zone range hood vented to the outside.
J. Building Performance:

1. House Obtains Energy Star or equivalent compliance with indoor
air package certification

2. Blower door test performed (Per Title 24 Report)

K. Finishes:
1. All adhesives shall be:
a. Low-VOC Interior Wall/Ceiling Paints (<50 gpl VOCs (Flat)
and <150 gpl VOCs (Non-Flat)
b. Low VOC, Water-Based Wood Finishes (<150 gpl VOCs)
c. Low-VOC Construction Adhesives (<70 gpl VOCs).
L. Building Materials:

1. Use the maximum amount of regional materials as practicable.

2. Use the maximum amount of recycled building materials as
practicable.

3. Use of Low-E, double pane windows.

oo

8. EASEMENTS AND DEDICATIONS
A. Dedicate public utility easement on site, in accordance with the
approved Tract Map. Install these facilities per Department of Public
Works requirements.
B. Dedicate all private streets as emergency vehicle ingress-egress
easements.

9. EXTERIOR EQUIPMENT
A. There shall be no roof or window mounted air conditioner units
allowed.
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Individual air conditioning units on the roof shall be screened with
architecture features. This screening shall be shown on the building
plans.

FEES

A.

Pay Park In-lieu fees estimated at $7,938.81 per unit, for a total of
$2,413,398.24 prior to approval of the Final Map or Vesting Vesting
Tentative Map. (SMC 18.10)

Pay Traffic Impact fees at the time of Building Permit issuance
estimated at $113,580.

FENCES

A.

Design and location of all proposed fencing and/or walls are subject
to the review and approval by the Director of Community
Development.

The landscape/patio walls shall not be higher than three feet, unless
otherwise approved by the Director of Community Development.

Any front yard fence between the building and the public right-of-way
shall not exceed three feet in height.

The fence or wall shall not exceed three feet in height for a distance
of 10 feet from the street right-of-way (i.e. located outside of the
vision triangle area).

Chain link and barbed wire fences are not allowed.

Install and maintain an eight-foot solid decorative masonry wall,
measured from the highest adjoining grade, of a design approved by
the Director of Community Development along the southeastern
property lines (entire frontage adjacent to gas station/car wash)
where the subject property abuts adjacent R&D uses. Wherever the
grade differential is one foot or higher, a concrete or masonry
retaining wall shall be installed. The wall shall not impact the health
of the existing trees on the subject or adjacent parcels.

Only fences, hedges and shrubs or other natural objects three feet or
less in height may be located within a “vision triangle” (For definition,
refer to Vision Triangle brochure or SMC 19.12.040(16), SMC
19.12.050 (12))

TREE PRESERVATION

A.

The applicant shall resubmit a new arborist’s report for review and
approval by the City Arborist prior to issuance of a Demolition Permit
or Grading Permit. The City Arborist and Community Development
director shall have discretion over the final trees to be saved in this
project.

Prior to issuance of a Demolition Permit, a Grading Permit or a
Building Permit, whichever occurs first, obtain approval of a tree
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protection plan from the Director of Community Development. Two
copies are required to be submitted for review.

A new City sidewalk will need to be installed with a continuous piece
of root barrier installed per City specifications.

The tree protection mitigation shall be installed prior to
commencement of any construction activities on-site, subject to the
on-site inspection and approval by the City Arborist.

The tree protection plan shall remain in place for the duration of
construction.

Overlay Civil plans including utility lines to ensure that the tree root
system is not damaged.

LANDSCAPING

A.

0EEY o W

All balconies in the condominium building shall be expanded to be at
least 80 sf. or larger and seven feet by seven feet or greater, so they
can count towards SMC’s Usable Open Space Requirement.

Street landscaping plans are required and are subject to review and
approval by the Public Works City Landscape Section.

This project shall be responsible for landscaping the two medians on
East Duane, per the approved landscape plans.

The landscape plan shall include the new street trees

All new street trees shall be at least 24-inch box trees.

Install street trees to City standard along all project frontages.
Decorative paving as required by the Director of Community
Development to distinguish entry driveways, building entries,
pedestrian paths and common areas shall be installed to a depth of
10 feet at the entrances of all private streets (six total) leading from
the public streets.

Landscape and irrigation plans are subject to approval by the
Director of Community Development prior to issuance of a Building
Permit. Landscaping and irrigation shall be installed prior to
occupancy. The landscape plan shall be consistent with the approved
plan.

Provide separate meter for domestic and irrigation water systems.

All landscaping shall be installed in accordance with the approved
landscape plan and shall thereafter be maintained in a neat, clean,
and healthful condition.

Trees shall be allowed to grow to the full genetic height and habit
(trees shall not be topped). Trees shall be maintained using standard
arboriculture practices.

Ground cover shall be planted so as to ensure full coverage eighteen
months after installation.

. All areas not required for parking, driveways or structures shall be

landscaped.
Provide a tree protection plan prior to demolition of the site.
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O. New trees shall be native trees as large a species as appropriate for

placement on the site.

14. LIGHTING

A.

Prior to issuance of a Building Permit submit an exterior lighting
plan, including fixture and pole designs, for approval by the Director
of Community Development. Driveway and parking area lights shall
include the following:

1. Sodium vapor (of illumination with an equivalent energy
savings).
2. Pole heights to be uniform and compatible with the areas,

including the adjacent residential areas. Light standards
shall be of pedestrian scale and not be greater than eight feet
in height on the periphery of the project.
3. Provide photocells for on/off control of all security and area
lights.
4.  All exterior security lights shall be equipped with vandal
resistant covers.
5. Lights shall have shields to prevent glare onto adjacent
residential properties.
Prior to issuance of a Building Permit submit a contour photometric
plan for approval by the Director of Community Development.
Install lights at a minimum of 50 foot intervals along all private
streets.

15. ON-SITE AMENITIES

A.

Swimming pools, pool equipment structures, play equipment and
other accessory structures, except as otherwise subject to Planning
Commission review, may be allowed by the Director of Community
Development subject to approval of design, location and colors.

An on-site kiosk or display case is required to provide transit and
rideshare information. The case needs to be a minimum of 34 inches
wide to accommodate a VTA map and may be located on a building,
wall, trellis, or other on-site feature to the approval of the Community
Development Director.

Knox Box system (key switch) shall be located in accordance with the
Fire Prevention Bureau requirements at all locked gates.

16. PARKING

A.

B.

All uncovered spaces shall be reserved as guest and unassigned
residential parking spaces and shall remain unassigned.

25% of the unassigned spaces shall be marked as “guest only”
spaces. Indicate guest parking spaces on plans. Such spaces shall be
clearly designated prior to occupancy in a manner approved by the
Director of Community Development.
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No parking spaces shall be sold, rented, or leased to individual
homeowners (by the developer or subsequent HOA), except the
attached two car garages which shall be for the exclusive use of the
attached unit.

Garage spaces shall be maintained at all times so as to allow parking
of two automobiles in the townhomes only.

Specify compact parking spaces on Building Permit plans. All such
areas shall be clearly marked prior to occupancy, as approved by the
Director of Community Development.

Unenclosed storage of any vehicle intended for recreation purposes,
including land conveyances, vessels and aircraft, but excluding
attached camper bodies and motor homes not exceeding 18 feet in
length, is prohibited on the premises.

BICYCLE PARKING

A.

B.

C.

Provide 20 Class II bicycle parking spaces (per VTA Bicycle Technical
Guidelines) as approved by the Director of Community Development.
These spaces should be dispersed into four separate areas on site.
Permanent signage shall be included in the secured bicycle parking
area to prevent the area from being used for other uses.
Recommendation that the external bike racks be nice looking.

RECYCLING AND SOLID WASTE

A.

B.

C.

F.

G.

Submit a detailed recycling and solid waste disposal plan to the
Director of Community Development for approval.

The condominium building shall have easy access for residents to the
trash and recycling chutes, with all units within 150 ft.

The chute system is subject to final approval of the Director of Public
Works and must include a chute cleaning and maintenance plan. In
addition to one chute for refuse, two chutes are to be provided for
recycling (one for newspaper and the other for containers).

All materials for recycling and disposal generated by the demolition of
the existing buildings shall be tracked and submitted to the
Community Development Department.

All exterior recycling and solid waste shall be confined to approved
receptacles and enclosures.

The enclosure shall be of masonry construction and shall match the
exterior design, materials and color of the adjacent main building.

All recycling and solid waste containers shall be metal or State Fire
Marshall listed non-metallic.

RIGHT-OF-WAY IMPROVEMENTS

A.

B.

Obtain a Development Permit from the Department of Public Works
for improvements.
Remove and replace all uplifted and damaged curb, gutter, and
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sidewalk along East Duane Avenue and Duane Court.

The City Arborist shall decide whether or not to have a detached
walk with standard 5’ park strip or attached/monolithic sidewalk,
with the intent to save as many existing trees as possible.
Installation of new and/or upgrade of existing fire hydrants is
required along entire project frontage.

Construct handicap ramps at all street corners/intersections per
City standards.

This project is subject to and contingent upon the AMD Project EIR,
and all associated guidelines and requirements, excluding any
exceptions granted herein.

All wet utilities (water, sanitary sewer, storm drain) in private streets
and private drives shall be privately maintained. For water lines,
install master water meter(s) in the public right of way. For each
master water meter installation, a double check detector assembly is
required. For private sanitary sewer and storm, install a manhole or
cleanout at the ROW line. Install a separate irrigation meter with a
backflow prevention device.

Contact the utility companies for their review/approval requirements
and/or procedures for site development and existing easement
vacation/removal.

Pay all applicable Public Works development fees associated with the
project, including but not limited to, utility frontage and/or
connection fees and off-site improvement plan check and inspection
fees, prior to map recordation.

This project shall comply with all standard PW/Engineering
conditions of approval (available upon request).

This project is required to pay for or construct its fair share of
neighborhood pedestrian and streetscape enhancement as
determined by the AMD EIR/GPA subsequent land plan. (“Sense of
Place” fee). This fee shall be a maximum of $1,000 per unit.

TRAILERS
A. The temporary sales and construction trailer(s) shall be subject to

following requirements:

1. Trailer(s) shall be placed on the premises not sooner than 15
days following the date of City approval and shall be removed
30 days after the final unit is sold.

2. Trailer entrance(s) shall be oriented towards the nearest
building.

3. Any variation from the Ilocation of the trailer(s), as
represented by the submitted plan, shall be subject to
approval by the Director of Community Development.

4. Area lighting shall be provided in the vicinity of the trailer(s).
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UNDERGROUND UTILITIES

A. All proposed utilities shall be undergrounded.

VEHICLES

A. No vehicles or trailers shall be advertised for sale or rent on the site
and nor vehicle sales, leasing or rentals shall be conducted at the
site.

MISCELLANEOUS

A. The clubhouse water heaters shall be tankless water heaters.

VESTING TENTATIVE MAP CONDITIONS

A.

The existing median island and the intersection of East Duane
Avenue/Duane Court shall be reconfigured by squaring up the
intersection geometry, subject to the final review and approval of the
Director of Public Works.

The developer shall sign an agreement with the City indemnifying
the City from any claim, action, or proceeding against the City or its
agents, officers, or employees to attack, set aside, void, or annul, an
approval of the City, and the City shall promptly notify the developer
of any claim, action, or proceeding and shall cooperate fully in the
defense.

Execute a Subdivision Agreement and provide improvement
securities and/or cash deposits as outlined in the Subdivision
Agreement prior to map recordation.

Full development fees shall be paid for each project parcel or lot
shown on the Final Tract Map and the fees shall be calculated in
accordance with City Resolutions current at the time of payment.
Comply with all applicable code requirements as noted in the
Standard Development Requirements. Remove existing driveways on
De Guigne and on Duane and replace curb/gutter and sidewalk to
City Standards.

Remove/replace/upgrade/install to City standards all streetlights,
conduits, and conductors along entire project frontage. Installation
of new streetlights is required along adjacent public streets. Replace
all existing Octo-flute street lights with new Marblelite street lights
along project frontage. Add new street lights where necessary to
bring up to City spec along project frontage. This will require one or
more new street light service points to be determined during plan
design.

New city streets shall be built to City Standards for private
residential street.

Modify the traffic signal at San Xavier/East Duane with new poles
and arms only if needed to provide the ADA access that is required.
The equipment needs to be placed at the back of the sidewalk to
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provide ADA access.

Install new conduit from the north-east corner to the southeast
corner and tie into existing pull box. Pull new interconnect cable to
Lawrence Expressway and East Duane.

Replace existing curb ramps with new ADA curb ramps.

Provide parking pad for maintenance vehicles to pull off roadway to
maintain traffic signal at the northeast corner.

Remove chatter bar median, AC in median area, and replace with
new striping. Median was for existing southern driveway to prevent
vehicles from crossing all lanes to go south on Duane, driveway is
being removed in this project so no longer necessary.

Construct a median island along the entire project Duane Ave
frontage (to assure that driveway on Duane is right-in, right-out
only) where the existing striped island exists.

Install new eight foot sidewalks on Duane Avenue and six foot
sidewalks along Duane Court.

Applicant will be required to implement all traffic study
recommendations pertaining to this development.

Gates at driveways entrances are not permitted.

No parking will be permitted within the Duane Ct cul-de-sac, along
the Duane Ave frontage, or within 30 feet on either side of the Duane
Ct driveway.

A Vesting Tentative Map for parcel 1 & 2 as indicated on the Vesting
Tentative Map is acceptable as an interim step in developing the
property as proposed. However subsequent final maps are required
for both parcels when final approval for more than five ownership
units is sought. Since the two parcels, when developed, are
interdependent in regards to utilities, internal access streets, on-site
parking, and amenities, all such improvements must be completed
prior to final occupancy approval of any of the proposed dwelling
units.

Provide a current (within 90 days of submittal) preliminary (title)
report and copies of any record maps of this and adjacent parcels.
Comply with Map Act and City standard requirements for final
maps.

Given the width of the project’s internal streets, all internal streets
and on-site wet utilities (water, sewer, and storm drainage) are to be
privately owned and maintained. Obtain private utility permits for
this work.

According to the East Sunnyvale Industrial to Residential (ITR) EIR
and related analyses, the existing sanitary sewer system in this area
of the City has elements that are not adequately sized to meet the
increased discharge from this development. A sanitary sewer system
analysis is required for this development and the downstream
sanitary sewer system serving the area taking into account the
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build-out of tributary areas. Any changes to or deficiencies in the
existing system in the immediate vicinity of the project will need to
be addressed at the expense of the developer, and/or sewer impact
fees paid in lieu of facility upgrades.

V. According to the East Sunnyvale ITR EIR and related analyses, the
existing domestic water system in this area of the City is adequately
sized and has adequate pressure to meet the increased fire and
domestic demand from this development. This is to be confirmed by
preparation of a domestic and fire flow water demand analysis for
this development. Any changes to or deficiencies in the existing
water system in the immediate vicinity of the project will need to be
addressed at the expense of the developer. A master (City water)
meter(s) to the property will be required in addition to private meters
for each unit. A storm water discharge analysis is required for this
development.

W. The adequacy of existing public storm drainage system will need to
be assessed and any changes to or deficiencies in the existing
system in the immediate vicinity of the project will need to be
addressed at the expense of the developer.

X. Provide a copy of the geotechnical and environmental (Phase 1 & 2)
reports for the property and adjacent streets. Traffic indices used for
pavement section design shall be based on the East Sunnyvale ITR
EIR traffic projections.

Y. Any changes to or deficiencies in the adjacent public streets are to
be rectified at the expense of the developer. The half-street of public
streets adjacent to the development are to be slurry sealed and
restriped /marked after completion of improvements and installation
of utilities, prior to final acceptance of public improvements.

Z. The project is to meet all City development standards, post
improvement securities for off-site improvements, execute a
subdivision agreement, and pay all appropriate development fees
prior to recordation of the final map.

AA. Provide will-serve and R/W clearance letters from utility companies,
and a clearance letter from Santa Clara County regarding interfaces
with Lawrence Expressway and from VTA regarding any affected
County Transit facilities.
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DRAFT MINUTES*
SUNNYVALE CITY COUNCIL MEETING
TUESDAY, FEBRUDARY 27, 2007

PUBLIC HEARINGS/GENERATL BUSINESS

ORDINANCE Application(s} for related proposals for an approximately
RESOLUTION 130-acre site located hetween East Duane Avenue, Stewart
RTC O7-084 ety Drive, Wolfe Road and Xavior Drive. M-5 {Industrial and
Service} Zoning District
s Certify the Environmental Impact Report and make
Statements of Overriding Consideration;
« General Plan Amendment to change the land use
designation from Industry to Industrial-to-Residential
{(High Density Residential, Medium Pensity Residential,
Low BMedium Density Residential);
» Rezone the study area from M-S {Industrial and Service)
fo M-5/ITR (Industrial-to-Residential] with appropriate
residential designations (R4/PD, R3/PD, R1.7/PD) and C-
2.

Councilmember Howe disclosed that he met with the applicant, received numerous e-
mails, and has spoken with 8 number of the nelghbors regarding this project.

Councilmember Hamilten disclesed that she met with representatives from Spansion
{Fabrication plant) and the Riding Group. She stated she has also spoken to neighbors
and had a phone conversatlon with a representative from AMD Corperation.

Councilmember Chu disclosed he met with neighbors, members ef the Riding Group,
AMD, and Spanslon. He stated he has alse recelved documents related to Taylor
Woodrow.

Councilmember Swegles disclosed he met with members of the Riding Group and AMD.

Vice Mayor Spltaler] disclosed he met with members frem the Riding Group; Spansion;
AMD, and homeowner group assoclations, '

Councilmember Moylan disclosed he had a phone call with a representative from
Spansion earlier in the day.

Mayor Lee disclosed he met with the Riding Group, Spansion, AMD, and a few neighbars
previously, and earlier today he drove around the site.

Principal Planner Gerrl Caruso presented the staff report.

Councilmember Hamilton stated she was not present akt the original wote on this iterm in
2004 and asked what triggers ITR {industriai-to-residentizl} zoning. Princlpal Planner
{Caruso stated ITR Is considered a2 cambining district and under the ITR designation, both
M-S (industrial and service) and residential are allowed. The market determines the
transition and the uses can co-exist slde-by-slde in the zoning district.
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Councilmember Hamilton inquired as to how many of the current ITR districts have
switched to residential. Planning Officer Trudi Ryan stated about 6,000 units were
rezoned to include the TTR deskgnation and about 2,000 units hiave been approved.

Councilmember Hamilton confirmed with staff that Council could rezone a partion of the
area and that new zoning or general plan amendments do not need Lo apply to the
enkire study area.

Councilmember Swegles inguired as ko how many homes would be last F Council wanted
to increase the 100-foot set back between existing buildings and any new residential
within the Spansion @rea. Planning Officer Ryan stated since homes have not been built
ar planned, there would not be a loss of hames, thare would just be fewer homes
allowed, She continued that an increase In the set back could {or could not) affect the
number of homes, depending on what site planning oppoctunities there are and what
zoning district may apply to the property. For example, one zoning district may be able
to cluster homes differently and a slngle family zoning district may need ko take
advantage of open space or rpadways as the buffer area between buildings.

Councllimember Swegles asked if there would be a problem with transporting sewage if
all of the proposed homes were bullt. Principal Planner Caruso stated if the General Flan
Amendment 1s approved, staff will have to determine Ehe cost of improvements to the
sewer line to allow for the increased demand and then the developers would share in
that cost with the City.

Councilmember Chu asked what the maximum number of housing vnits that would be
allowed under the Environmental Impact Report (EIR). Principal Planner Caruss stated a
maximum of 2,842 units were studied. Councilmember Chu conflerned that staff s
recommending 230 fewer units,

Councilmember Chu Inquired if Council would be able to Impese Below Market Rate
Housing {(BMR) criteria far this project. Planning Offlcer Ryan stated Council could not
maodify BMR criteria this evening. Council could direct a study to medify the zoning code
to require BMR of R-1.5 and R-1.7 zoning districts. Planning Officer Ryan explaingd that
applications received after an ordinance has been maodified would be subiect fo the
reguirement, but not prior to the modifications being approved.

Public hearing opened 756 p.m.

Thomas Mcloy, Senicr Vice Fresident and General Counsel for AME Corporation,
presented information about AMD Corporation and stated that AMD is in suppont of the
staff recommendation.

Counellmernber Swegles confirmmed wikh Mr. McCoy that AMD will be consolidating space
in Austin, Texas, but that the headquarters for the corporation is in Sunnyvale and will
not be moving.

Councilmember Swegles inquired if the 10-foot set back was enough space between
potential hazardous materlals and residentlal. Mr. McCoy stated he would refer that
fuestion ta the Riding Graup.

Sean Morley, on behalf of the Riding Group, spoke in favor of the project and the
benefits the ITR Diskrict will offer to the community, He sktated the 130 acres is currently
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part of a mixed-use srea.

Councilmember Howe asked Mr. Merley if his project {which is Item 5 on this evening’s
agenda) encompasses the AMD property only. Mr. Morley confirmed that the Riding
aroup is the applicant for Ikem 5 and that their project is confined to property that AMD
gither has ocwnership ar cantral over, with the exception of a very small property at
Buane and DeGuigne. This small seckicn on the cormer is owned by ancther family and
was a former gas station an the corner.

Councllmember Swegles inguired if 2 100-foct set back was enough space between
hazardous materials and his project. Mr. Marley stated they preferred that the decision
on whether it an ITR development needs a larger set back (under the residential zoning
ende) be handled an a case by case basis. Mr. Morley stated in this project, they have
addressed this issue by ringlng their site with a public street, but normally a 100-foot set
back is sufficient.

Michael Dollinger, Genaral Partner of the seven-acre parcel (easterly slte facing
Lawrence Expressway), stated his support for this project and agreement with the staff
recommendation.

Elizabeth Morin, a neighber in the arga of this preject, stated she supports the AMD
projeck but is against the Duane Court project proposed by the Taylor Woodrow. She
stated the project on Duane Court is too densa, will create traffic concerns and is too
close to exlsting homies, exposing them fo construction nolse and distuptlan.

Councilmember Howe canfirmed with Robert Paterncster, Director of Community
Development, that the residentizl nolse ordinance would encompass the surrounding
neighborhoocd for the Duane Avenue project and that the project would take
appraximately one year to complete.

Richard Weigand, Manager of Spansion's Risk Management and Real Estate Department,
stated concerns over the inciusion of residential homes and schools surrounding their
building. He stated being surroundad by homes and schools would lessen the likelihood
Spansion will remain in their current location. Mr. Weigand stated if Council approves the
[TR zoning change, Spansion is recommending that the western portion of the ITR area
ke excluded {which is the portion that s being proposed for medium- to low-density
residential development}.

Councilmember Swegles inquired if the 10-foob set back was adeguate. Mr. Welgand
stated during the Planning Commisslon meeting, Spansion reguested that the set back
be between 104 to 120 feet, with 120 feet {building-line to bullding-ling) as their
preference, This set back would be required if Spansion wished Eo locate in a residential
area. Planning Officer Ryan sktated that bebwesn an industrial building and the back vard
proparty ling would be 100 fest, then an additicnal 20 feet from the property line to the
house s how the set back is broken down.

Tara Martin-Milius, representing San Migusl Neighborhood Associabion, stated the
neighbortiood’s concern is over the far northeast corner which is the seven-acre plot
across From AMD (closest o the San Miguel Neighborhood). Ms. Martin-Milius stated the
neighbors are requesting the area be rezoned from R-4 to R-3 and that the axisting set
backs be retained. Additionally, the residential height should be reduced from 3% feet to
25 feat and a traffle evaluation needs to be completed for the proposed area en Duane
Court,
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Councilmember Howe asked staff what the difference in the number of housing uniks is
betwesn R-4 and R-3 zoning. Planning Officer Ryan stated R-3 aillows for 24 units per
acre and B-4 wauld allow 36 units, with a 15 percent density bonus allowable for both,

Councilmember Howe confirmed R-3 allows for 8 height limit of 20 feet {35 feet for a
townhouse) and R-4 has @ 55-cot helght lImit with a2 provision to go up to 60 feet if
there is underground parklng. Councilmember Howe confirmed that the helght limit
across the street (s 30 fast.

Counclimember Chu inguired about the width of Duane Court and Planning Officer Ryan
stated traffic staff believes it is about 60 feet {sidewalk to sidewalk].

Councilmember Chu confirmed with Planning Officer Ryan that Taylor Woodrow has
submitted plans for their proposal and they are currenkly working with siaff on the
design phase. Should Council change the General Plan and the zoning on the property,
Taylor Woodrow’'s application would be reviewed by the Planning Commission without
Council review unless there was an appeal. Counclimember Chu canfirmed with Planning
Officer Ryan that Taylor Woodrow has submlitted a concureent application for R-4 just as
the Riding Group has submitted a concurrent application for an R-3 level development.

Phillp Mader, Senior Vice-President of the WNorthern Califarnla Divislon of Taylor
Woodrow, provided a summary of his project ta Council.

Cauncitmember Howe asked Mr. Mader how long he estimates i will take to build his
project and Mr. Mader responded that it will be approximately 18 months.

Councilmember Howe asked staff if there is a landscape plan being proposed that would
assist In blocking out the tall buildings from the existing neighborbioad. Planning Officer
Ryan skated a conceptual landscape plan would be submitted as part of this project to
the Planning Commisslon. The Planning Cammission would look at the generic
components of any landscape plan and then the final landscape plan would be reviewed
at the staff [evel.

Councilmember Hamilton asked what the proposed heights for this project are and Mr,
Mader stated the three-story buildings would Be approximately 36 feet and up to 60 feet
For the five-stary buildings,

Glen Chambers spoke against bullding aver an R-3 density within the project.

Nancy Tivol, Executive Director of Sunoyvale Community Services, steted her
organization supports the proposed project. Ms. Tivol stated concern over the lack of
below market rate uniis within portions of the project. Sunnyvale Community Services is
in suppeort of a study Issue to Include BMR units far single-family home developrnents.
Ms. Tivel disclosed AMD gave Sunnyvale Community Services a wvery large donation.
However, their advocacy position was developed without any knowledge of this project
and as part of the board's strategic plan.

Arthur Schwartz stated he guestlaned if the City is looking far engugh inte the future for
industrial land needs, Mr. Schwartz stated traffic on Duane Court will be a huge izsue
and needs to be addressed. The proposed §0-Foot building helght, across from single
family housing, is totally out of place. Mr. Schwartz suggested the helght start out at the
northern end at a lower level and as the buildings mowve south they can gradually
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Greg Poncetta, a local commercial real estate broker, stated he supports the proposal.

increase in height,

larry Alba asked if all the owners have been notifled of this proposal as he did not
believe sveryone was in attendance at the meeting. Principal Planner Caruso stated all
property owners within the study area and within 300 feet of the study area have been
notified. Mr. Alba stated be has concerns over the width of the roadways, density of the
project and believes the housing in the area should be single-family homes in order to
complement the existing housing in the area, not high-density tall residential buildings.

Werner Gans inguired if the soll is contaminated within the proposed area. Principal
Fianner Caruso stated there is some contaminatlon. The Ciky's EIR consultants stated
there is existing soil and groundwater contamination on the site. The contamination that
was found is residual |levels of pesticides which are in keeping with the agriculfural
community Sunnyvale once was. Prior to the property being developed, regulaktery
aversight of health risk evaluations that are performed should occur, Mr. Gans inquired
If there are solvents in the groundwater and the consultant confirmed they did find
solvents and stated mitigation measures may be needed to address the off-gassing of
these chemicals. Mr. Gans inquired if one of the solvents is TCE and the cansultant
stated there are a varlety of solvents and TCE is one of them. Mr. Gans stated his
concerns over any development being placed at this site due to these environmental
concerns at the site,

Mr. Gans stated cancerns over the removal of 126 mature trees at the site and asked if
there is @ way to avoid this removal. Planning Officer Ryan stated the tree issue would
be addressed at a project level.

Cauncilmember Chu confirmed with the consultant that the solvents in the groundwater
are only industrial-related and not pesticide-related. The pesticides are in the scil and
the solvents in the groundwater. Councilmember Chu stated the area was formarly an
agricultural farm and pesticides would be expected and the consultant agreed stating
they expected to see higher concentrations of pesticide than what was found.

Robert Gibson stated concerns over the proposed project with increased traffic, Mr,
Gibson confirmed that paris of the site are |ocated on a superfund (United States
Envircnmental Law) sikte,

Councilmember Howe conflrmed with the EIR consultant that the building itself will cap
the contaminated soll sufficiently and regarding off-gassing (which only exists along the
eastern-most boundary of the site). As a precautionary measure, an impermeable
membrang will be sprayed on the foundations of the houses In that zone to prevert
vapors from migrating into the structures.

Councilmember Howe asked if any of the proposed residential areas within this project
that have containments would exceed the State of California limits, and would this allow
the City of Sunnyvale ko approve a residential development. The consultant stated that
there are probably several sites that have not been investigated and will likely have
cantainments that exceed stake standards, but they can easily be mitigated.

Mr. Morley returned to the podium to give closing statemenis. Me stated the wvast
majority of the awners of the site did consent to the underiaking of the study area. Mr.
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Morley stated the Riding Group is not in favor of moving the park because it would
create an issue with their land plan and does not meet the overall land objectives from
the development standpoint that the City staff had hoped to achieve with this site,
Regarding the 120-foot set back requirement, there Is no evidence that the standard
should be a requirement that has to be achieved in every instance,

Counclimember Swegles inquired how large the back yard of the homes would be and
Mr. Morley stated approximately 10 to 15 feet and the front would be approximately
eight feet.

Councilmember Howe asked the mayor if he would conslder allowing the representatives
from Spansion and AMD time to give closing statements. Mayor Lee agreed.

The representatives did not request to speak.
Councilmember Cho extended the offer to the representative from Taylor Woodrow.

Mr. Mader, representative from Taylor Woodrow, thanked City staff for the opportunity
to work on this project over the |ast two years and stated Tayler Woodrow is ready to
move to the next step and discuss height limits with the Planning Commission. Mr.
Mader stated his company urges Council to approve the General Plan Amendment.

Councilmember Swegles confirmed with Mr. Mader that reducing the height limit on thelr
buildings to 35 feet it would be problematic for their project.

Counciimember Swegles asked Mr. Mader if his corporation had looked at alternalives to
keep the entry polnts From golng through the neighborhood, Mr, Mader stated they were
given these entry points and they have been designing around them, but would
definitely cansider alternatives.

Mayor Lee inguirgd if AMD would consider leaving the western portion of the ITR area
undeveloped as requested by Spansion. Mr. McCoy stated he had not spent time thinking
about it and has no comment on that request, Mr. Morely stated the Riding Group does
not have any comments an that area.

Fubllc hearing closed 9:55 p.rm.

Councilmember Hamilton confirmed with Planning Officer Ryan that the height limit for
R-3 zoning disteict can go to 30 feet unless it 1s a townhouse style development, and
then it can go to 35 feet.

Councilmember Hamilton requested sieff comment on the traffic Impacts to Duane
Courk, Senior Transpertation Planner Dleckmann Cogill stated the capacity impact to that
area and the streets north of that area were studied and the analysis showed no
transportation impacts, Planning Officer Ryan added that when industrial |s changed o
residentlal, the peak hour traffic is not signlficantly different.

MOTION: Councilmember Hamilton moved and Mayvor Lee seconded to approve
Alternative Number 3: Includes all the actions as listed in Alternative Numberl, except
that direction may be provided to adopt other appropriate resldential densities:

Coundl supports a 130-acre General Plan Amendmeant area with densities reduced from
those proposed by the applicant:
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{@] Certify the Envircnmental Impact Repeort and adopt the Statement of
Overriding Consideration;

{4} Make the required General Plan Amendment and Rezoning Findings;

{c} Adopt the Resolution Amending the General Plan from Industry to Industrial-
to-Resldential (ITR) with a mix of residential densitles as 1B8.62 acres of high-
density residential, 39.24 acres of medlum-density residential, and 1.1 acres of
low-medium density residential ;

(d} Reserve approximately 10,13 acres for parks and open space unless
additional environmental review is conducted for residentlal use;

{e] Designate approximately 3.57 acres toc remain designated as General Plan
General Business for future commercial use;

{f) Adopt an Ordinance approving a rezoning from M-5 (Industrial and Service) to
M-S/ITR/R-4  (High Density Residential), M-S5/ITR/R-3 {Medium-dansity
Residential) and M-5/ITR/R-1.7/PD (Low-medlum Density Residential) nob to
exteed a residential unit count of 2,842 without additiona! environmental reviaw,
and C-2 Highway Buslness;

{g) Direct staff to prepare a land plan to determine needs and locations for public
parks, streasts and neighborhood streetscape enhancements including the
following specific requirements added by the Flanning Commission on February
12, 2007:

. Include an east-west pedestrian connection with connection to retall and
open space areas;

+ Establish a neighborhood-scale street grid with the land plan;

« Provide safe crossings for pedestrians on Duane, Stewart and Xavier near the
east end of the area; and

» Explore the inclusion of one to sk acres of mixed-use development within the
study area.

{h} Direct staff to place the avaflable FAR from the industrial sites in the study
area into the industrial development pool as it incrementally becomes available
through the converslon of parcels In the study area from industrial to residential;

Section i-o added by Flanning Commissian on Febroary 12, 2007

(1} Study the extension of reclaimed water Further intg the City, with a particular
review of installing reclaimed water lines at the same time that streets may be
open for other utility construction;

{j] Require new resldential development to observe a minimum 100-foot
separation betwaen existing adjacent lndustrial buildings and new residentlal
buildings. Allow the Planning Commission to approve exceptions to  this
separation  reguirement if circumstances would address noise, odor and
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(k) Study requirements for renewable energy use for this area;

hazardous materials issues;

{1} Refer the remaowval of existing artwork to the Arts Commission;

{m) Require height in R-4 areas to malntain no more than three stories (35 fest)
when adjacent to {Including across the street from) singie-famlly residential
development;

{n} Study the ability to encourage energy preduction and energy efficiency within
new residential projects as part of the current study issues on LEED and solar

gnergy,;

{0) Encourage the (neluslon of fiber optics and access to high-speed Internet in
new residential developrment; and

{p} Direct preparation of a potential study issue to add BEMR requlrements to
single-family zoning districts, for Council’s selection and ranking n December
2007,

with the following maodifications:
a»  Modify General Plan designation to medium-denslty residantlal (R-3) for the K-

shaped parcel, parcel directly below it, AMD parcels and the parcel fronting
Lawrence excluding all other parcels from the 130 acres

» Change 1{d} to a reduced proportional amount of acreage for parks and open
Space

» Delete 1{e] related to designating property for retail/commercial use.

Councilmember Chu offered a friendly amendment to include the retail parcels as an
eventual conversion.

Friendly amendment accapted.

Councllmember Moylan offered a friendly amendment to delete 1{h) related to placing
floor area in the Cikywide industrial development poal,

Friendly amendment accepted.

Mayor lLee offered a friendly amendment to inglude the residential General Plan
amendment for the parcel fronting Lawrence and determineg its density designation in a
separate motion.

Friendly amendment accepted.

Councilmember Howe offared friendly amendmants:
= Determine status of 1{h} {industrial FAR} by @ separate motion.

»  1{m} I thare s an R-4, include landscaping requirements to reduce impact of the



R-4 on single-family homes with final landscaplng plans to be approved by
Planning Commission.

» 1(j} consider the 100-foot set backs between industrial and residential buildings,
have the Planning Officer establish appropriate set backs and establlshment
would require a public hearing at a Planning Commlission meeting.

Friendly amendrments accepted,

Counclimember Howe indicated he will sponsor a study issue to add BMR requirements
to single-family zoning districts, for Council's selectlen and ranking in December 2007
{Item {p) @s listed in Alternative No. 1}.

Counclimembear Moylan stated hea Is in favor of all of Alternative Number 1 except Item
{h}. The motion is 8 piecemeal affect and to put housing only on Lawrence Expressway
and the green parcels does not allow encugh housing. Councilmember Moylan stated he
= against the exclusion of certain parcels and the reductlon in the park slze.

Councilmember Chu stated he will also oppose the metien for the reasens stated by
Councilmarmber Maoylan regarding the exclusion of certaln parcels and the reduction in
the park size. However, he believes the maotion shouid incude item {h).

VOTE: 4-3 (Councilmembers Moylan, Swegles and Chu dissented)

MOTION: Councilmember Howe moved and Vice Mayor Spitaleri seconded to designate
the General Plan and zoning for the parcel fronting Lawrence as high-density/ R-4 noting
that provision 1({m) pertaining to height and (andscaping would address compatibllity
wlith adjacent residential.

Councllmember Chu offered a friendly amendment to direct staff to work with the
tdevelaper to encourage a different |ocation for the egress and ingress to reduce Impact
on Duane Court {such as move traffic from residentiai street to a collector street}.
Friendly amendment accepted.

Councilmember Hamilton offered a friendly amendment to direct staff to stay In touch
with the neighborhood regarding trafflc calming issues and to follow up & year after
construction is completad. Friendly amendment accepted.

Councilmember Hamilton stated she opposed the motion due to placing R-4 zenlng next
to R-0 and the incompatibly Issues with height that zoning change will create. She stated
the density is tao high for this area as wel|,

VYOTE: 6-1 {Councilmember Hamilten dissented)

MOTION: Councilmember Chu moved and Councilmember Swegles seconded to Include
Iterm 1£hY): Direct staff to place the available FAR from the industrizl sites In the study
area into the Industrial development peal as it incrementally becomes available through
the conversion of parcels in the study area from Industrial to residential.

Councilmember Movlan stated the City is not at risk of running out of industrial space
and is in need of housing, Continuing t¢ increase indusirizl space is not sustainahble when
housing is s¢ desperately need in the City.

YOTE: 5-2 {Councilmembers Moylan and Harnilton dissented)
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MOTICN: Councilmember Chu moved and Councilmember Moyian seconded to
continue Public Hearing/General Business Itam Number 7 {(RTC 07-0768) City Council
Campaign Centribution Limits and Spending Limits; Publlec Funding of Campaigns
{Study Issue} to the Council Meeting of March 8, 2007, with the understanding that
the Item will be number two an the Public Hearing/General Business portion of the
agenda.

VOTE: 7-0

Mayor Lee called a five-minuote racess at 11 p.m. and recenvened the meeting at
11:45 p.m.



P™ Hexagon Transportation
el Consultants, Inec.

m—a

d

CPTION B o =
DUANE AVENUE AND DUANE COURT rinn j DESIGHED BY: H. GafiGia
iR g L Tale B

P nﬁgﬁlm QL-ajm CITY OF SLINNYVALE 1 '_‘g;- DATE: M2

i [ ]

-

|5

! =

| ivi

s =2

—




Duane Court

for

Sunnyvale, CA

Taylor-Woodrow Homes, Inc.

3007 Bxmcullve Podeeay., Sulle 100
San Remon, GA 94503

(42} £50.0100

Schematic Design

Wichiity hap

Duane Court
Sunmyvala, CA

Taylor-Woadrow Homes, Inc.

Sheet Index

o S
Hocl SUInmey
02  Exlsfng Condilens
a3 Sle Fan
05 Podum Busiding - Parking Leve Plan
T8 ool Diteira - Typii Lavet i
i DLy - weld Pian

b7 Podium Bufidieg « thlnn
B Podium Buldieg - Lt Flans
[l Poudicat) Bulding - Linit Plons
10 Padken Bulding - Elavelioms
11 Podmm Building - Elovellons
12 Tewhheaso 1- Unlt Fans
13 Toanhowse § - Elovollons
14 Townheuss 2 - Unk Plang
15 Townhouwsd 2 - Elavslons
18 Towrhowes 2 - Elvalors
17 Terwrfours A - Linil Pluris
18 Towrhoma 3- Elvellions
18 Slireet Sedicns
20 Clubhorss & Padhuim Bulkding Enby - Pn & B\avallons
21 Shodoe Siudy
L1 [Ausimtve 53 Plap
L2 Vilago Grean
L3 Ieielve Podlion Plan
Ld  Parlmotor Wall Eslibhs
L5 Porking Led Snading Fan
16 Uuskaliva Dalyis
C14r Glyvil Tito Shoeat
C2D Ensung Condllors
Can Gading ord Drnigs
C4.0 LHE'PI Fln
Ca.0 Predfminery Blommealer Mamrugemanl Pion

Wt 12, 2007

LY

D
53
&} —
.
D
=

1 i
|
5' 'l'f"?
!

|

4t
E]

ANGILTEG TH

HERIBEHTI4L. 13 C

AL | Mo o B et - e TED
Lw ok w2



Profsct Summodry

Porhing Suramerny

Opnn Spacr Gummany

PROPDGED PRCIEET TECUINEL P ERMLT TED -PARMNG REGLARED ST -, OREN BPACE ABGUARED T i@iiled] | T Issm
FrnaTal Flan Galagom MR [11:] : H ' . l. T Y
Toaing Ralict (] AA WFEN SPACE FRENIEED | : i
Lot Glzn ol TF A 140 7 Al JOMUDN OPER BPAEE |
! i 1 itiilonn Greut B Ciil House 30871,
Crem Fiper Apnd o) B14, T Yot udhn patee] " Omon Fosko '
iz, af Unilin TH ] B ‘Rodium Courtyoni |
Da nuley funies'nerny 41 Er] fotal 1
Faer._ 0F T Gruiatvm ¢ Ll i )l a P P D
Gl Slzok m—l_ﬂzm G B ) [ ] _ . |PRWATE OFEN SPALE N N R
Lackgkl Sigraga ko, By T 5 o) T icoada’ | ifenkLil  anea
: T 7 ! r Tovwniicues s tin |1, =4,
Lo Egva @ o LEE 4cAL e e mle TRl ______l_ — |m;
Floar Asmo Raua |FARY 151 5N . ! - :
Ho. ol Bulldings Andle 74 » Anc Blog VOTAL OFEN SPACE | TS
CHdanca Botuoan Bullginge (o] 1T min |53 b skda| e N . P .
Buliding Tlaighi L} 3T/ 5T FEFEF ! i o
[Ma, &l Siorlas FEETE] : :
; 1 - | {m
Fofvachs |1 B
« Frond (it BT A T ;‘El
+ Lnil Eldn {Eoumy Rl TS A )
~RIgh EXda Harih] TR Ak 27T Comtingd ; E{;l
TAnor [EEd] B Fiarg | T|Es
OO S o WSS PO T Pl o T E
— iﬁ!ﬂﬁqﬂgﬂﬂ&ﬂ?ﬁﬂ;‘@pﬂ_. p
A I : = A !}.}.
ATT T H
14 Teke! )
LIHIL Mg Skorago Summory ]
FLETE ¥ [sTORAGE REDUIRED T 200e e gor U Lot Covornpn e
. H !
nwiklpLar | secAooms : | : 5 Buddeg Fraimrt a5 EF ?
PR i ETORAGE PROVIDED | o £aa A aanok £F -
T Ad [ 1 1 ! Eromngs A% l'\}:}
e CL 7 UMIT JuoF uwies[sonmms) ETHAAGE |oudlt K\};
:E::I:a ; pLAR JT37C. Bior] Gar. Ll TERTAL) :
TGIAL At [ 1] Tﬁé [52 ] !
i —_ ) X E] T LR 7| T
TOWNIKIMES 0 0| ] A I EE
& AemeanER| TH e ER| :I . iz T
O 1Lz 4 A3[ 3) [T T EI
12 prayuinia] [TH3 1
TOTAL
[Tt ]

ANCHITECTE

JVLLY

uT ok

fid

]

L

—rt e i

¥

()

Pl

)

Praject Summary

OCALA

Duane Court
Sunnyvale, A

WddIDEXIrdL, suc

AL Py ] 1 Bk O
Lw L mppbry Eafords DR

.
ELER RPN EETR PE]

Taylor-Wontdrow Homes, [ne. parch 12, 2007



Exlsting Conditions

Duane Court
Sunnyvale, GA

Taylor-Woodrow Homes, Inc.

-.Fi

Sl

S

-':

W KELD 2bd W10
I'GH AR5 OF UUKIEnGS

L.RCPOAT DANCR 10 1 19RTER
D

o,

=l

i

R

T
e

,

LHICAGE e COMAI
ECERFND, LR FS—SiF

AACHITECTE

AR
i

d) € 18] 32 - § 130|H BN Pl Bk < g D07
Lk i £ty B3I
a3 nlndzh

03 i
Merch 12, 2T =ewmeen -

adey

%
RHOVLLY

E™5
-

o
L

£e
3

EmiDIMFI4E, F¥E



ATTACMBLT™™ E

CuraiE ANTmLE

i ) N it - |

| fﬁ i
+

I FIT'I'.I

pRr

1

g e . ;
e
13
&
LT

A

Duane Court

Site Plan
Sunnyvala, Ch

PR EILRICET
-

Monch 12, 207

Taytor-Woodrow Homes, Inc.



Podlum Building - P1 Level Flan

Duane Court
Sunnyvale, CA

TeylorWoodrow Hoimas, Inc.

3 3
T -
&
Healow
e
{ R
o ==
n.l

1
f

_£R
7

o
l WEdaBENTIAL. dHG
ERE D £ Ll L] "
(Y
213 WL mzna
R P

Momh 172007 ===



T T T

**—1*\%1%?’.‘}’“

i e e TR .
B

' 0 Il_l

"'"g“'g"“”‘ 10 “‘"""ﬁ‘“"“ aged

Podlum Building - First Level Plan .

Duane Court

e DM

Taylor-Woadrow Homes, Inc.

g ANd WHOVLLY



Podium Building - Typical Plan

Duane Court
Sunnyvale, CA

Taylor-Woodraw Hotes, fne.

3 B¥inles

5 §ipins

Eighl Well

1-Slory Povtol —
5 Podlum

AMCIITESTS

OCHLA

5
e =
L
L
b3
N o
=
|
8 =
—d

7



Podium Building - Rocf Plan

Duane Court
Suamyvale, TA

Tayiar-Woadrow Homos, Ing.

Mechardcel Scroan Typ,

Condansor Tyg,

Lighl Viull Typ.

Cintenasr Typ.

—f|— Lighy Wl Typ.

btochiric) Semea Typ.

LU )

(@@l

‘56 e B “a3ed

LNAREHIVLLY

-



b‘ “Tagey

:-T H - i
“ | J
2 e
miees (ENCR Y. &5 s
s
B Bi @l .:
Fot- T é
Podium Building - Typleal Unit Plans
Duane Court
M e
MAIEN1Z, 20T eescranmasre

Sunmyvale, TA

Taylor-Woodrow Homes, Inc.

HOVLLY

i

. Mjmﬁiﬂff



Podiom Building - Typical Unlt Plan

Duane Court
Sunnyvale, CA

Taylor-Y¥eadrow Hamas, Inc.

AATNIIDCTS

OCHUR

3 =
T
o3 ﬂ
o=
__£2
=
i
S &
=
&
o




Moatih Elevalion

Podium Building - Elevations

Puane Court
Sunnyvale, GA

Taylor-Naodrow Homes, Inc.

West Elevatlon

o
§ 3
I o
1D
fe o0
1=
i ra
8 =
S
ki

10

APGINTLG D

OCHLA
il

[ I 23 HiE 141 k PFwwew b AP WIFD
Lk Py, . Dok # TR
PR LE L]
[EULTER | B) Y

rinxh 12, 2007 A e




Ir_'| . — . '_l_'_l —d r PR o | "_-_‘—a
m :
JEN e e T T
il i g a1 B e o Rl e
AEQ? i E._ 3 - i T Y
I T 1 0 A 1 B b o IR Y - . -
I o
— oo
{0

-
T NARHOVLLY

e o B8 v sy e —
!
ERE B ENEE :
HEI LI L E K | 1P
] I | - i = 1 (3
d=li =l = =R A L . |
| marpel }
Easl Elevation
AMCIITCC I
Podium Bullding - Elevations %ﬁlﬂﬂ
ilk

Duane Court '
| 14

Sunnyvale, CA ..l.. Er g e s
un
-

Taylar-Wondraw Homas, fhe.



i
1 ;
o=
Lo £ y
=S d Elocgl” D >
Fea =% = S=a N ) q
o . S O i)
a
[ 'I11 o i“ J-:“?E’EH iﬁE N
o b--d b m"iﬁ ' g o2
I | K T ' J'__m i
Leren 4 L2 Lawic }

THL . -

T 12

MHGHITESTH

ownnousa 1 - ans T%ﬂwﬁ
Townhousa 1 - Unit PI T
Duane Court NRT

Sunnyvals, CA .

ArmipLulaiend, MID
Ll H L1 1) wd B g Gapald 1 usls 1T
v Argrdem. Cee—ey U

ELERNRCN bl )
[LERRLE BN PT

Teyler-Woodrow Homes, Inc. BT 12, 2007 ==e et ot tam

“—g“ﬁﬂaﬂmzmw



KL

Slde Elevatinn

Front Elevation

Townrhouse 1 - Efevations

Duane Court
Sunnyvale, CA

Tayla r-Weoodraw Homes, Inc,

Slde Elevation

HOVLLY

0 ""““_Iﬂ_("‘“ adeg

FTy
=3 :__;#

H
Qa):. FT

M e )l = A W
|I.r|.-\.E_‘_|

j—
o

ANENATEC TR

LA

ST
Ii

AERIOEMIIAL, IAC

1 N Pt |-l R
Lk reg e, Cabuorna T 1
2w A Al

hwnazi i
A L



o 1
1 L ]
] 1
1 ]
! : o
. . 3
i . @
= e - gt ;
____________ - TR '
(I ~ B gt R !
"n " D;} : q.ﬁ'- H
i A gﬂf jmmfﬁ 'S
A [ ] [ ]
= P dewm L C S~
' 1ll-m"rJ 1!. I i
] 1 i 1 a1l - (] "'.?&‘i'lFl’x . ]
I 1 1 i [ i . !
S ! 1\\ ETTEE i AT M':"
| & v I 5 ey i
- oA L. —
LN Lt X ledd
TH2 1Tl
ARt T et
ARGIHITCETS
Towrthouse 2 - Unit Flans [Oﬂm_“ﬂ
Duane Court .'.',"',.I
Sunnyvate, CA [ ;l| ¢| :F |n.|n e ot

xilH l"H
:::::: LT

Taylor-Woodrow Haomes, Inc., HORH A2, RO0T v imemaam

MIFOVLLY

3

ExL

e



b Ly F L

Front Elevation

ANGIHIECTR

[ @@l

Tm-.rnhuusa 2 - Elevatlons

Puane Court
Sunnyvale, CA . -;‘ 'l II 'II

AN D b ¢ B TRPT

ALFIOL HT1=tl. FNE
l?""
[ P e, Pk B2 21

Taylor-Weoadraw Homas, kae, MuTh 12, 2007



Townhouse 2 - Elevations

Duane Court
Sunnyvate, CA

Taylor-Woodrow Homes, [nc.

)

L L

Side Elevalion

A

Mareh 12, ST

T eBe
NIMHIVLLY

11728
7

ot

ANCINTCCTA

ICCHLLA
m l

AEAFD I YNdLL, SN

NH W Flarwed W - Bk AP
[ty e Byl

[TENIEN k]
Al EF Lan

Adwlemnencos

3
rlar

k=



20 b e ———— S —
r___—.... t
5
S .~
\
S \x -
b -
-
L - ra
"\Bm-b,’
-
— Y
3_ PR
——H e "'-\
1= . - -
o o N )
. . b
TN &
- - I ;
! A = !l
= 7 K| i
& I—
] L] :
il fL ft’
i1 i1 -
o T H
J Qange [ 17
T T | \ E
f ] I ] M
' 1 ' 1 :
1 | 1 | H H
?E L3 L__21 ‘u;
r : i
(LR [ E}
TH QU]

A Towricas

ATICTEC KD

IOCHLA

Townhouse 3 - Unjt Plans

Duane Court
Sunmyvale, CA

Taylar-Woadiow Howmae, inc.

WHIVLLY

-
-
h

e

Ly

hIE



ML

Front Elevatian

Rear Elevalion

Townhouse 3 - Elevations

Duane Court
Sunmyvals, Gh

Taylor-Woadrow Homaes, e,

Side Elevation

4

Rbgrcle 12, 2007

AACINTEL T

CICAA
ST
il

nemioymiran. ImC

210 i Py By sl R
L st Coiueen P31
PIAERINT )

®rh DL AEE nn

Lo LRITTI TR o



Streef Soctions

Duane Court

Sunnyvatn, CA

Tayler-Woodrow Homaes, Ine.

T

R FALRLY
(L0

k E’%_m

(i ————

L

SITE SECTIOM A

{Looing Eost et Do Cour tweegh Posdlem Buldngd

|
T el .l
: @ |
SR ETRLLT ‘-' m B:‘.
R NP T =
o
SITE SECTHOM B

{Loaking East Ao Dyonn Cowd Hpouph Teeanioozn Bulldmy}

aleg

07

.;n.__..

:
Fhn

ARGIMTEGED

TR
i
|

ACpigEmTILL, It

BT ko sagn +H pfwsa branaids AT
Lurk iy i, Casbr=a K P

PO 1)
ECETLETTTELTY

W A2, 2607 vemuimmaae

£
]

LTy FLET

KDY

o
=
e

$



-6

"

H

H -
: -
i

H

i

H

i

i

H

|

H

.

H

X

H

H

i N

1 =
HE
i —
i -
H

H

H

H

i

i

1
4

SE—

| =T

Yost Elpvsition

Cluh House & Podium Bullding Entry

Duane Court
Sunnyvale, Gh

Taylor-Woadrow Homas, Inz.

81

Far Keecy from Vllee Crecn
o Faf en Lo

FeHltum Birlldtng Entry Efovallosn

En:tlElmrnIJnn

AMTHITESTS

OCHLA

S

AddIPI =TEL]L, EWEC

lHllI--lhbu amr UH

EIENATN k]
mmaameciroa




RN ERRED SR | e
A R - - LD R e C o T
--m==-= umr-]{hi e

Wrtlar Soisifeom = 10 0m

T B
Winer Safstles - 12 pm h_% --1
IS
P
o 52
;'{_:‘_5 =
P
.
{
5 W

wWiier Solctlien - 2 pm

ATICATEC TR

Shadaw Study mﬂmﬁ

Duane Court
Sunnyvale, CA

NMERIMEH Py, |EgQ

Taylor-Woodrow Homes, [ng.




TeMCAL FoAHT PALETTE

i ania
uo
- e
P ——— - ol
e -
iy e e
oo = Tord
= o=
ram
[ e on s pulebynd
T i
[ =
e — s m’
R e oy
e Brid e B i
[T ——
s =
i e
I Py
RS ==
T T
p e P
I R e o
B S =
- —

Rnedoper

TAVLOR WOODROW HOMES
S DCLTRVE FAURWAY, & T [

SO CalHCILHL 3430

[SEipRS N7a|

Lred Fliniier ¢ Lye fhage Ahcialed

LnrCrim PLATwReS ik Lnieth O
i i

[tk
[T
@ e

L <r=rEim

ANTRATE
ATTDuby
WTDHME FA AT

AN I TAULTAH
FTDNLAL Py e

PO [
FoTeld AT 0 FA VG

JaERdL LT Ak AL DCALE
AN LH LT

dxcrTlbasi el
AP Lk S, TeTE s

~[Tal ruil
MrieL Irhfda

(L LR TTLN Ry

- ! M
s il
mx\.\\‘-. ; B ; i
B 3R A
M o =
Y e =
T "x: Q : £ = 137
%ﬁ"'-ﬁ y ;
L Y "
5 \‘\%
wo et
CRn R
R : ]
U z

12T

“EUOF O AR MR
| R G

1 BT A T L OV AODA, Knbtdl

i

MOWTRA KR TAM TrTCAL

T AL T T
| |1'

[
L

[LLIT T, Lot

Eu—muﬂ e HoTiRGeL
]

Vi e

"T"“Tl-l— AL UL TR O Ao el it

¢
£
i
aded

Feagh onpaesl ey

JVLLY

wiresy bt

i

yor
fos

3

ERICRALLANA YD

ILLUSTRATIVE SITE FLAN

DUANLE COURT

SUNNYVALE, CALIFORNIA

DATE: Merch 1k 307

SCALE IMFEET

==t |1



P e FALETTE

i wmeindsLesty o
ng

[y R——— J—

frirelii iy _—

[l L gy

e s

= me iy

eyl =sa

= fremtret
am

- —— e

Byt o,

e S e parr

[ e o .

[ frey

15 =

[T Pl

[ L N ey

T —_—

e e S ——

- EensT =

T EeRE . —

iy =L

R = e R —_
St s MLl e i

HA——Ti =

HA e =

- B ly Tt

H- -~ ==

H- Iy _—

Deve'apar

TAVLOR, WD D EoF HOMES.
JOBFOCUTIWE FAUCWaY . SUTIE E]
SAMRALE N, AL T 31
b

L Fanar ¢ Lindicts Archilesd

s = ot SGn b

o e
e

o I STl

VILLAGE GREEN

DUANE. COURT

SUNNYVALE, CALIFORNIA

SIS
Ir!-.-?.‘-\- R
!E"-_ ! —— WIS
Tl T PR
—x—
[ ..5_—'-\_—‘_:’;_ 1 L ropCiIAMDLTINGA
T = iy ; 2 —— manpncemear nroes
=] ! -
'f .\_E,.,.,ﬂ, — H1AIL FACAL
=111 - | rmmcna
L
= F_,'_,_'T. s" ] l P TN T P
]l = J—
s — "'E"',. ] liraase i fents
ol Blws Il
el Pl — EEhl 1“ waan b

1
——asE e

i

. 'TTE
L. ?ijmlbdt '-I".lI
o ] Ee T I
=1 \ 1 T rr.u-m—.m-:.u
TH 1 =1 a :|L FLRLT A AT
= = ) i 1 iy ey
1 = | -
: — g - - = LA HERLP MO A1 PO EIH P
K nﬂ ﬁ b L PMILLALE P AMHG AT
e r — & ” Pl LA, iEL T
' q.gﬂ_"r-’—i‘ i b
: | r
i tfeutesls P
_.:-‘T—."__! e

Fel el Thl 1y Tareiag,

S
2

el

0
Fv
G

PATE: Naklh12 a0y

A o pEET

Qb po—— 1-2



TdmL Arl £ETE

[P LT an— [
om

e FuT—
==ty Lo
e —
Lo oe— ——n
e == il
i —=ra
- L s rene
i 1"_':.'.'_.u_|..

2 et fre )
[ e-oy =B
e - -
el et kel

o e Fratem
T ooy
el | L] B s
-y L —_—
bR iy ==
e e, SRS —_=
Aoty L e sal ek el

[ L ——
o === =
e -
o e e i
H-Reap s =

LM TEF

TAVLOHL WORICA0W 120MES

EXTLUTIVE PART VLY, SUTTE [
AN AL CALFFC AN 7421
LREIpAIT ACT|

Lesd Flrane: £ Lae Diope Anchoed

B AL T
@ Pl L | A
e £
Hl ety — -
il el

nl

CLAITICeWsT

%%a._: T _ﬁf T

0 A
Y T
L LT s, gl

gl wesgparm

Hlafhs |y o

TACT 3 ML TR A

SR e :
R ) ,

E’ %’?’h‘ i 5"“?5?;" %’%‘?‘E&_ e ..%
i LTy o b
| L

o o oA
ﬂﬂ%ﬁﬁﬁ“ﬁ%% .
| - LA

LR

-]

Hoy ]
1]
L

g
|
2
1
; |
]

A | [ A
] _ .lﬁ‘*’iﬁ"ﬁ, e
E,ﬁ;‘ I e et ey %

[ _|_‘ |_s

— AN LI O AT, Mhsel]

LT FELDL Bl

PN O LA RL N

REL 7 T T O

=T i,

o

9:
2
%

{— JALTAL FXCRATTLbeLL, Btid

i

T [

:".:: : e '-1.:-1_]:"'1:! .E::'

seE
ii

e A | R
it G
.____*-!;!_.'-ﬁa}h I

bk

vty
ExrkiamaarT

e
W7

Ll

SNSRI
b ERORGI LT
FHENILAE R F
£
‘.'
l AL T -
i

: F'? W
) Bt e e

Frrantis meL
el U 0004

aLInTEA = e
LU B L L
A W

P LGGL T,

L, 1)
Al " ] P
whd L

MMM EFTTH L

el LT

ILLOSTRATIVE FODIUMPLAN

DUANE. COURT

SUNNYVALE, CALIFORNEA

Lyl

-

T e
g o
_I-‘l: mj

v

FATE A4y o LT, 2007

ECALE M FET

Pt | -3

P Rus Y i L WAL

LA AN iy b



FLEIMETER WAL

FRISTING CAR SR,
P —~
" P
3 v
h
mcrwr;n:'l_.‘-.
1.

Sy

5

TrrL e 0L Mhim lllllb-'-’_/_/-"/-‘f

".I I'-.1 II'L
,I - IIIIIII
4 k |
Il". L\.
[
II':_ Illi, I:L
s M
% y
%A
h f_-:'-f \
| e

L | L e ——)

=LFAMETEE VAL LEYA TS FERIFLITER W ALY Pl AY VIERY
[ RO
Pochoprr A :‘;SI
TAYLOR WOGDROW HOMES FERIME TER WALL EXFIBIT
Fritfa e RO T

CALF}6 7]

< DUANE. COURT

" e SUNNYVALE, CALIFORNIA

[FATE: Miprch L3, 300T

-4



A0 AREA CA LR A T TARLE

v e ane Dumiuitjseg 0 un war ur rrawnn
s et - il mmme -
noE= —— bt non
i ey oty prrri =ai
a3 e e it~ -
I froept-H nasd ==

o i N

fitemtier gy

miin 0

Oevelget

FAYLCA WOODTOW 110MES
00 EXECLITIVE PALKAT, FURTLL KD
AN [EARGOIL AT AN LA 94243

win Apanoi

Land Plnaner S 11e 2 Al led

R
BN R T
VN i :u' T g
"f‘l.l" o TRRT T WhEssiedE -
11 M- Traces I i B e
A R | I
S A | R

FARKING LOT SHADING FLAN

DUANL COURT

SUNNYVALL CALIFORNIA

-
5
me =i
S o]

¥

g

WATE. Ayrch 12, 20y

SCALE BN F

Qb P L5



ik LN A | L O
O M= Tl L Ty
~p— mah.
R0 0 [ —
—

Iy o

T i LT

£t sy e et

T T

Frrm e

o L,
bl G Ly T g

N O I* P gy,
e KT LR

LA R

maneraas

TREE CLAIMG FETAIL (34" 80 fin LAIGER]

wid

L

WALLTAE

L] Sl
e
=t iy
pn i e
Ll I E Ry eyl
VIR ENHARGED FAVMNG
FE
Prvehorar
TW¥LOR YWOODROW EIOLES

am WG AL MR AT, BLTTE I

A AR, CALIIRN % 75
[F3] BSn i

L3 #anrezr S Landaape Aichilect

.

[
Tocoo

L mnem 14—
JE—
[N
A L M — L
[T
el
e 4
b=y

-
S Lt . s

MITAL FICKYE [TROE CAT fOeH
AR

3 e T i
Smdnzeomas e L€ & P TR I Ly S A A Ty
A 1) ANGH

[ LA TR ST T

=

RS L

HETAL PEELT GATE (AT MO0 ]

TRERLISLAT FOCL

gl LA Tew

LR

FOLITATY TAT ML

[ =C T DR

EalL L

ERGEAL Y.

TRELLYS (AT PZHLINI
Eﬁ%’-ﬁ'—a’

ILLUSTRATIVEDETAILS

DUANE. COURT

SUNNYVALE, CALIFORNIA

£

waTE March 12 poad

L-6



L
e
L -

____fgg

| — e
o =
e ——

J— —
i . —

-

—- -
g - -

Ay
- n
T —

1

L
al
-
"
i
gt EaTis v
DELESSHTT PLY] L
ruc MM WGHET FRSheHT i

iLl =TT LERAST CATINLWT
(AR A EulEANT yTHICT ASOFR CLMMCHT

O FERPL TUTATL 3o (LR OO0 BILUE [EFUMRT
E:.....m.q

E bt #anEma
1] LG PR

GERERAL  HOTES;

| CEET L L ey ZENLSE MOgRLGA

horis
Fuxd TarCi Plwdn
Liw rse, LR
Fead - i) wHragT
fu - b 133-mim
CaME A ki

, AL I T ir quzugEg

19%) |CCHi=ES? BT SariD 028
1JH 210, £ B
R - {1y LT-viE

T4 - [2H] d6T-RI%E

Tz Enemge = CADIGEHMGH, MURCTN pVAdJKT 40
1T

RITCh TG L TlO LA FTRGH BT I TH]
LM PHIECL 21 Lhtwsa g Thai
GERILY NLEOT] GF SLEa[W Ui
COMLE Oul LRI B AR B
WAL 145 B Wnt, ul Fed ) Lt
CLLIL T3k T FICGALR

I
1] * irscwcms remmome o ma-a1-0e
.- Il L tinrael flm ultree-tivan sjazammg
II l I fodowm o up [WaFI g AT
a i s tmt]
E " Ial & D g e
y I ur v, Az car, rrxy
I,E | 1 o, pazeaarm [IEECE N
L | | . s b 232 nowta durk]
II|I - G IB =LA AL, et vabe s
1 ! - EroeT
i B T F L
i I . elobl BT aciL ' Eahilbe, 1 ritixin
rl: I . R
| & warn U LT O ATl
1 . STl WeTH:  Frisd el HD0 o Sl
I C 3lome cwary. | Gpera towms mes Feean IeiCu
K, Cuim CpSicam, riag
L minkar [
¥ LEL Tn Lo utl
- d il AKED, @l o accreal

h G Ry A" mTT OO e
K [3F [ OB C= 1T o SH of
Thl Eabon Nl af W woAling R IErL

e A L B L T
M=K I W24
T LER SH O InT PO e Ol

agecTadrHT o
ALKLOOA LI GIIEDH J] L OMAITD (L
Sofaln Suln LAY eridwidl uf, .

, 9+ LT rhoow doca fow Yy Aray o i R

1 ]
FLIR] PETAY [ B eTUAY MlsdDie S =TIH aaDV-CE BAFIIB
LLT3 N&H Gy {0} FEQL GF NHONT GRJMESE 4034 BF LLI3
Mpilm Lol JEUUAL WL 4D AL MEZEMEHD R ulwldd dXNd
Il od-1laf FLEGY, Hll Jhofa rnuerc wic wr
et EOM P HO, CASFRTT ], Sk MMM (Y

T LEELINY KLT N [51% SALD W LOCTRRNMCE %033 CedrAN
A AEIEAC T AMCNGE 4csl AT CILPIER i3 G IaD
HER AT], ML

o Bt bl deane oo Ruelin dorln wo wnae i

W PMAILE Ul i,

Farranf 1o ool L iSO £ UOCY AW T o GT
MR WEP LI, O CTLSFTE MIANAE [HE S 10 M
wATML Al UL,

, et TiSimd Ll wal aljsma o W iz of
L

U EPE IECY UMY B ERLY ek [Tl WL el
TS 30 OMCAIT PLRTLLS dEF Molbml FESFMCTS Sy,
LRS[ANAT wir{] min €0 fbil Mol vk s
MH%dL "

YESTING TENTATIVE COMDGMNMNIUM MAP
DUANE CQURT
TILL SHOXT
Juwie faks b

SR

e
e
=
']
et
"t

SIELAL FI0 ag . g [ o e
. :-_ Fouc e e, F,
R O R T e e e T Ry [1CI°5
E oK -




i 3 = 3 I
— ol - r=is] y
;;;:EFJL‘_EE::m S
i

Y

skl e [ 10
B e ke Rk

i : __ - - . g.‘} :/ I
TR T g T TRy o Al
=T @ 7

S e
Dt AT S

_ <

| nl_
CEEL AT TRk

[ 5T, 1 =
y Blbe 15 b
1:__7_‘__1l !

I

5

Y
BN

e

VESTING TENTATIVE COMDOMNIUM HMAF
DUAME COURT
EMNETHG SOMITHONE
11m14 aky fiHTT

Sus et

===




[ I T LR VO S

P ) FRVHIYLD BN EHOYET L .._...H_ g
e ._‘ﬂ 8 AHNCD JHYNG : = 0"
P T R d¥I MABINDTONGD SAILYANTL SNUSIA — el Y
| ATTACHME
——— . 1% . !
i g3 o ~_u Pagel——i= ~ o

|||||||| —— | 2Ty aw||||||.|._....h

— = m _.__. \ L -

————— _\ I,l -

.W-.,L_I_n-|.|._.

:.Ill.l...lrl.lllﬂ.

Rt

J_Wm

e — rhsn




ALMTT yHeM3 YLy Tradnhis 1 By
M LM r ==
lEnoD 3Mvna :L!_*
YW PAININQONGS SALYINGL ONLLSSA [ Y.

e L - ===, |
4-h g . =
- ' 1

. _———— e — A
o= =

) — = e

,l. .1 — D= — — =i
Ve T =ARMSESHNE IINFEMFT - — = S

R ey e e ——m ], i,
] 5 o LR

-

,

| £
it
T

Yol
==
=

a
(!
ANE L1
=
i

-

[y

2y

[P— -



_pjrﬁmgﬂﬁam\_. .
Page,,. @ @x.,ii . @

[t




ATTA MmN

F;.:_-;e___,__._,l__...._uf_5_,

March 20, 2007

Sunnyvale Planning Commission
Steve Lynch, Senior Planner

San Miguel Neighbors Association {SMNA)
Tara Martin-Milus, Chair

Dear Planning Commissioners:

The San Miguel Neighbors Association {SMNA) has concerns on the north-east
corner of the 130 acre ITR parcel and the Taylor-Woodrow proposed
development. Here are issues we would like you to help us mitigate:

Traffic and Transit Issues:

Duane Court left turns onto Duane Avenue: This is not a big problem now,
but will be with mare people exiting the new development during moming
commute time. Currently there is a significant wait time at the stop sign for
the one lane to merge on to Duane Avenue. With the additional traffic
from the AMD development and additional traffic from the Taylor-Woadrow
development this is likely to become a much higger challenge to find a
merge gap in bath directions of traffic. Currently no changes are planned
for this intersection.

Duana Court exit onto Duane Avenue heading west: This is a narrow one-
lane access. Curently homeowners have difficulty backing out of their
driveways onto the road due to difficulty seeing oncoming traffic when
vehicles are parked on the street, Additional traffic on the narrow road
may mean additional fender-benders—we know the accidents reports are
low, because people are not reporting incidents due ta the impact on their
insurance rates. Currently no changes are planned for this intersection.
Duane Court onto Santa Ynez: If fraffic becomes backed up exiting
Duane Court onto Duane Avenue, then Santa Ynez hecomes the only
alternative route. Santa Ynez is a residential street and this will put
additional traffic pressure through the area at a time when children are
going to the elementary school.

Public transit is available heading Yest on Duane from Lawrence toward
Fair Oaks, but no safe access is available heading East on Duane from
Eair Oaks toward Lawrence.

In keeping with human-friendly green developments and enhancements to
neighbarhoods, we would like to see safe bike lanes and walking access
to AMD, the proposed retall development, and public fransit access.
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Homeowner Issues.

+ Duane Court is a two lane road. Existing homes in the area are low profile
twelve foot high single story. The new three and five story town home
buildings on the Southern exposure blocks a dramatic amount of light to
the existing homes. The existing homes are already close to the fifthteen
foot high sound wall, which blocks light from the East. These homes are
being boxed in.

s With 304 new homes in the development and only eleven parking places
more than required by city policy, parking will spill over info the
neighborhood streets. This is not acceptable as SMNA has parking
challenges already. Some of the homeowners have some physical
challenges, and walk with difficuity, but they walk, and would like to remain
safe in their environment. Additional people and traffic will impact their
safetly,

Pessible Sclutiens for Traffic Issues:

= Taylor Woodrow has ideniified an alternative entry-exit, closer to Duane
Avenue, just past the right turn onto Duane Court. This alternative entry
will keep most of the traffic off Duane Ct.  This works much better for
SMNA than the current entry-exit almost across from Santa Ynez.

« Taylor Woodrow also proposed an aiternative exit from Duane Court
which is closer to Duane Avenue. With a few adjustments, SMNA
neighbors believe this will also work better.

The following changes SMNA would like fo see:

* Block off the one-way exit from Duane Court onto Duane Avenue and
make this essentially a private street.

« Where the left turn lane is from Duane Court onto Duane Avenue have
two lanes instead of one. So there would be separate left turn and right
turn lanes as well as one entry lanes

« [l there are stifl issues after the development is built then we could look at
options like blocking off Santa Ynez to right turns from Duane Court and
the possibility of a traffic signal.

« Afew years ago, the Duane-to-Fair Oaks signal was modified to single
lane traffic with 2 middle turn lane, SIMNA believes this could also work
with the East Duane Avenue-to-Lawrence access, AND we would have
saome bike lanes, too!

(8]
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Possible Solutions for Homeowner Issues:

= The proposed additional trees and larger frees {from 24" to 36" boxes)is a
welcome offer frotm Taylor Woodrow. That is certainly helpful in screening
the buildings.

= The reduction of two more town-homes building from 55' to 36" toward the
end of Duane Court would also a welcome change. SMNA would like to
see all the buildings across from Duane Court, right up to the Lawrence
sound wall, all be 36'. This would help the current home-cwners with the
scale, the lighting issues, and would probably reduce traffic along the
Duane Court exit. The height reduction would eliminate fourteen units but
would retain the R4 rating that Taylor Woodrow and the City Council both
want. The scaled-down units may prabably be placed in a different
lecation and not afiect the BMR ration or the iotal units at all.
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Planning Comanission

City of Sunnyvaie

[.O. Box 3707

Sunnyvole, CA P4088-3707

Dear Commissioners:

Ou behalf af the Saota Clara County Housing Actiot Coalition, we are writing 1o express our
support for the proposed development near Duane Court and Lawrence Expressway by Taylor
Weoedrow Homes.

By way of hackgroend, the Housing Action Coalition imcludes mere than 200 arganizalions and
individinals. Iis goal is to promete the production of well-built, appropriately-located homes that
are affordable 1o families and workers in Silicon Vailiey. Organizations pardicipaling in lhe HAC
include the Silicon Valley Leadership Group, the Home Buoilders Association, Greenbelt Alliance,
the Sigma Club, the Leapie of Women Volers, Santa Clara County Association of Realtors, the
Afiordable Hlousing Metwork, and Californta Apartoent Association Tri-County Division.

Furchosing a home in Silicon Valley continees 1o be a challenge, In Sunnyvale the median price
of a single family detaclied home is 885,000, a price-point thal i way oul of rcach for many
lamilies and individoals who help make oor economy sirong, Dhaane Court will provide a
housing product type that tends to be more affordable—condominiums. In fael, the difference
briween a single lemily heme ard a condo or iownhome in Sunnyvale is in excess of 3300,000,
This fipure represents the very real differenee between owaing or tetting and demaonstrales the
ongoing necd (o build more densely where appropriate.

It is also worlh noting that the City of Surnyvale onght to be commended for its forward thinking
regarding this parcel and the lands swerounding it. Thank you for proactively looking at this area
within a bigger centext in arder 1o decide whal is best for the neiphborhood, city and region,

The Housing Aclion Coalilion supporls this developmeni proposal. Thank you far your
consideration of oor comments,

Sincerely,
- -
74
Marparet Bard Chriz Black
HAC Co-Chair HAC Co-Chalr

Housing Action Coalition, oo SVFLG, 234 Airpert Parfoway, Suite 620, Sou Jose, G, 95110
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PLANNING COMMISSION MINUTES OF MARCH 26, 2007

2006-0610 - Taylor Woodrow [Applicant] Duane WVentures LLC [Owner):
Application for related proposals on a 7-acre site located at 1044 East Duane
Avenue {near Lawrence Expwy.} in an M-S/ITR {Industrial and Service/Industrial to
Residential} Zoning District. (EIR previously approved} {APN. 205-23-001} SL;
(Continued from March 12, 2007.)

» Special Development Permit to allow development of 304 condominium units (75
townhomes and 229 condominium units for a total of 304 units},

o Parcel Map for condominium purposes as a specific project component of the
Duans ITR GFA and EIR study.

Steve Lynch, Senior Planner, presented the staff report. He said staff was able to
the make the findings for the Special Development Permit (SDP) and Tentative Map
and is recommending approval cf the project subiect to the Conditions of Approval
(COAs). Mr. Lynch introcduced Dennis Ng, Senior Traffic Engineer from Sunnyvale
Fublic Works and said that he is available to answer guestions.

Comm, Babcock asked if the setbacks include the balconies, patios and porches.
Mr. Lynch and Comm. Babcock discussed different aspects of the setbacks including
that the front facades that are fairly flat. that the building has a 1% foot setback, and
that the balconies and porches would be recessed an additional 5 feet. Comm.
Babcock asked about the size of the balconies in the condominium building. Mr.
Lynch said the balcony sizes range from 60 and 80 square feet. Comm. Babcock
asked if the City has a rule regarding gated and non-gated communities. Mr. Lynch
explained that, as a general rule, the City prefers that multifamily areas not be gated
as guests could have a difficult time getting into the housing area. Cemm. Babeock
referred to Attachment B, page 12, COA 24.1J and V and asked why these COAs are
included as the issues are satisfied by the Environmental Impact Report (EIR). Mr.
Lynch said these COAs were requested by the Department of Public Works and if the
conditions are met through the EIR then the condition is considered complete.
Comm. Babcock and Mr. Lynch discussed the parking explaining some
discrepancias, bui concluded that there is no devistion required and that the
applicant will meet the COAs regarding parking ano still be allowed to have exira
units as long as they are meeting the City parking standard.

Vice Chair Sulser askad about the 2000 sguare foot concierge rocm mentioned in
the report.  Staff said this would be a drop off and pick up area, with a pull-in
driveway and an area to wait on the site. Vice Chair Sulser and staff discussed the
bike parking confirming that there are 59 Class | bike spaces to be included in a bike
storage room, and 20 Class |l bike spaces. Staff confirmed that the bike racks are
not shown on the plans, but that there is plenty room for them. Vice Chair Sulser had
staff comment about the 15% density bonus, providing the public with infermation
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regarding features of the bonus, including the requirement for Below Market Rate
(BMR) units, and allowing the applicant to build an additional 392 units (from 265
increased to 304 units). Trudi Ryan, Planning Officer, added that Sunnyvale's
density bonus is consistent with the state mandates. She zaid that it is the local
regulations that require the BMR housing, but the state regulations require that a
density bornus is made available. Vice Chair Sulser referred to the 10 foot wide
sidewalk requirerment and asked what the City standard is for sidewalks. Ms. Ryan
explained that most City sidewalks are 5 feet wide, but that wider sidewalks are
requested in areas where walking is encouraged.

Comm. Rowe asked staff for clarification of COA 16.0 and asked why a tandem
garage is required if it does not have to be used for parking cars. Staff said that the
interior space of the tandem garage does not count foward the parking sa if there is
tandem parking that the interior of the garage does not have to be used for parking.
Comm. Rowe commented that compact parking does not work well. She asked if
developers are encouraged 1o not use compact parking. Ms. Ryan said that
Sunnyvale's current parking code allows compact parking and that there are different
percentages based on different usages. Ms. Ryan said that in residential areas that
35% of the unassigned parking can be compact parking. Ms. Ryan said if there is an
opporiunity to not have compact parking that staff would discourage compact
parking, but there is no active program discouraging compact parking.

Comm. Simons asked Mr. Ng about the ingress and egress on the Duane
Court/Duane Avenue friangle and if there were any options considered that would
slow vehicie speeds down. Mr. Ng said that the Traffic staff did work with Hexagon
Transportation Consultants, Inc. on squaring up corners which would slow down
traffic, but did not look at Duane Avenue’s traffic speed. Ms. Ryan said the spesd
along Duane Avenue was not specific to the land use and this project and said that
the Traffic Division could look at the speeds along Cuane Avenue at anylime. She
said that turning movements and volumes of traffic are specific to this project. Mr. Ng
said that the Traffic Division can look at Duane Avenue, but it is classified as a
collector street and meant to carry higher volumes and traffic speeds. Mr. Ng said
that usually the average posted speed on collector streets is 30 to 35 miles per hour
{mph} and that the actual speeds are closer to 38 to 40 mph. Comm. Simons asked
if staff has considered requiring the Class 1l bicycle racks be artistic or nicer logking.
Mr. Lynch said that the applicant could offer to make the bike racks more artistic,
rather than the standard plain racks, but that artwork is not required in residential
areas.

Comm. Hungerford confirmed with Mr. Ng that the ingress and egress plan for
project would be for cars to exit the project at the middle of Duane Courl. Mr. Ng
added that would be for the ieft turn access coming out of Duane Court. Comm.
Hungerford asked if Traffic staff locked into placing the public ingress and egress
more towards East Duane Avenue. Mr. Ng said that alternative was discussed. Mr.
Lynch said that staff reviewed the driveway options in this area, and the alternative
impacts to the current site plan as proposed. Mr. Lynch said if the Commission does
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want to change the driveway, that staff's recommendation would be to continue this
project for a redesign as it would be a significant impact on the site design.

Chair Klein referred to Attachment B, page 12, COA 19K, regarding the "Sense of
Place” fee and asked staff to comment about it. Ms, Ryan said that a land plan would
he developed for this area, which would include pedestrian enhancements and would
be asking that each development in the area pay their fair share for the
improvements. She said that there would be a maxirmum of $1,000 per unit for this
fee. She sald the final fee would be determined when the land plan is completed.
Chair Klein asked how this money would be directed. Ms. Ryan said that the fee
would be used for this geographic area specifically for the properties that are part of
the General Plan amendment that was approved by City Council a few weeks ago.

Comm. Ghaffary referred to Attachment B, page 14, COA 24T and asked for
clarification as to what permits are going to be required. Ms. Ryan said that this COA
refers to permits for on-site utilities servicing the residential units on the property and
that permits would be part of the building permits. The permits would be reviewed by
both the Building and Engineering divisions and do not involve outside agencies,
Comm. Ghaffary referred to page 19 of the report and confirmed with staff that the
Recommendation should refer to Alternative A.

Chair Klein opened the public hearing.

Phil Mader, Senior Vice President of Taylor Woodrow, said that they have been
working on this project for 272 years. He said their architect, civil engineers,
landscape architect and environmental consultant are in attendance this evening and
available to answer questions. He introduced Alan Loving, the Project Manager for
Taylor Woodrow, and said he has been working very hard on this project for the past
couple of years. Mr. Mader commented that the report shows that this application is
for a Parcel Map and said that technically they are seeking approval for s a vesting
tentative map. He said, regarding the gquestion about the curb cut on Duane Court
that they looked at moving it closer towards Duane Avenue, hut ran into problems
with the site friangle and the integration between the townhomes and condominiums.
He said, regarding the question about the 20 foot setback oan Duane Court, that
currently the plans show 15 foot setbacks from the property line to the front of the
porch. He said the porches are five to seven feet deep and jut into the building
instead of out. He empbhasized that the setback is 15 feet to the property line, but
about 27 feet to the street including the sidewalks and landscaping. He further
explained the porches are to enhance the architecture and have improved the
landscaping to create a befter buffer. He said, if the setbacks are considered
inadequate that they would like to have the opportunity to look at porches to scale
them down. Mr. Mader discussed the lot coverage and said they have provided
many other features such as the pool, clubhouse and tot ot and they hope there will
be some flexibility on the lot coverage. He said they would meet the parking
requirement and that they are currently at 20% use of compacts. Mr. Mader said,
regarding the green buiding requiremenis that he would like to have these as
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recommendations, instead of hard and fast requirements., He said, regarding the
Sense of Place fee, that they will be spending in excess of the fee, providing many
public benefits and he would like to see what they spend in improvements to the
neighborhood applied towards that fee. He asked that COA 24. E be removed as it
refers to driveways on De Guigne which do not apply to this project. Mr. Mader
referred to COA 24 H, |, and K, regarding modifying a signal at San Xavier and East
Cuane, and said they have been able to make the area work with the existing plan
and do not need fo put in @ new signal. He referred to COA 14.N and said the 10
foot wide sidewalks are not in keeping with the residential streets and requested the
condition be changed to 5 feet. He said, regarding gates at the driveways, that they
wouid like to have the opportunity to come back and show how they could work. Mr.
Mader said, regarding the bike racks, that they are mostly in the parking garage in
the condominium building. He said they appreciate the opporiunity of working on this
profect with the City.

Comm. Simons asked staff if there is any secured bike parking at the Community
Room. Mr. Lynch said he thinks that the 60 spaces are all in the condominium
building. Comm. Simons asked staff if the width of sidewalks in relation o the
density of the project have been compared fo the Pedestrian Design Guidelines. Ms.
Ryan said that could be done, but that siaff feels wider sidewalks are needed. She
said the applicant requesied that the Duane Court sidewalks be narrower o ook
more residential and staff would be comfortable with that.

Comm. Rowe had siaff confirm that the normal width of a sidewalk is 5 feet. Ms.
Rowe asked Mr. Mader if the sidewalk on Duane Court is reduced by 5 feet, what
would the developer do with the additional 5 feet. Mr. Mader said it would be
landscaped.

Comm. Babeock confirmed with Mr. Mader that that the first level condominium unit
referred to in COA 1.M already has the front door facing Duane Court.

Comm. Ghaffary asked for clarification from Mr. Mader about what fees he had been
discussing. Mr. Mader confirmed be was referring to the Sense of Place fees.

Chair Klein asked staff to comment about the Sense of Place fee and how it is
intended to be used as opposed to the improvements that are normally part of a
project. Ms. Ryan said typically when improvements are made that the
improvements can be credited toward the fee, but that the land plan has not been
determined for this area yet.

Michael Dollinger, representing the existing owner of the property, spoke in favor of
the project and said they selected Taylor Woodrow because of their high quality. He
said this project is important to them because they own other property in the area.
He commented that he has no problem turning out of Duane Couri as there is a
nearby light.
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Nancy Tivol, Executive Director of Sunnyvale Community Services, spoke in support
of project. She said this project addresses affordable housing providing 33 BMR
units. She said she recently spoke at a City Council mesting making a couple of
suggestions, including that the City adopt a policy to maximize BMR units in future
housing developments.

Tara Martin-Milius, Chair of the San Miguel Neighborhood Area (SMNA), said that
they have two major concerns. She referred to her letter in Attachment F and said
their major concerns are regarding traffic and the scale of the buildings. She said
the SMNA support the entry and exit that is shown in Attachment F. She said the
SMNA would like to see the area that is proposed 5 story on Duane Court closest to
Duane Avenue, be reduced to 3 story to match the rest of the street. This would
reduce the preject by 14 units and 1 BMR unit, She said she would itke to see entire
Duane Court triangle reconfigured.

Comm. Babcock asked staff to address the speakers cormnments regarding the 5
stary buildings. Mr. Lynch refarred to Attachment E, page 4 and explained the plan.
He said that the speaker was referring to the Eastern-most portion, units A1, 1A, 1A
and C, and confirmed that these four units are 5 story. Comm. Babcock said she
understood fraom the report that those units are 3 story. Ms. Ryan clarified that where
the curvature of the Court is, that there is the taller building. Mr. Lynch referred to
page 11 of Attachment E, the West Elevation, that shows the internal side of the
project from the townhome perspective showing 5 stories.  Mr. Lynch said staff's
interpretation of Council's condition was that most of the adjacent buildings should be
3 story and that the Commission has the fiexibility to bring a portion of the building
down to 3 stories. Comm. Babcock asked about the additional sethack requirement.
Staff confirmed that the proposed setback is 15 feet,

Comm. Hungerford asked Ms. Martin-Milius where the traffic triangle is that she
referred to, Ms, Martin-Milius described the location of the triangle area. Comm.
Hungerford discussed with staff possible options including to redesign the center
island to meet the concerns of the neighbors.

Glen Chambers, a resident of Sunnyvale, said that he feels the current proposal
does not show respect for the zoning laws of Sunnyvale. He referred to pages 3 and
4 of the report and said that the stars indicate proposed changes from the R-4
zoning. He said that the applicant seems to be asking for more and more. Mr.
Chambers referred to page 12 of the report and said that comments indicated that
the project should not be over 3 stories high. He discussed various aspects of the
project including, setbacks, landscaping, traffic, cobblestones, bicycle access, and a
possible right turn lane.

Comm. Simons asked staff if any traffic calming concrete is proposed to be added to
the street and confirmed with staff that the traffic pavers would only be in the median
island. Comm. Simons and Mr. Chambers discussed the difficulty of riding a bicycle
in this area and some possible options for improvement. Ms. Ryan referred to



arracHmENT

2006-0610 1044 E, Duane Avenue Approved Minutes
March 28, 2007
Page 6 of 11

Attachment E page 4 to further discuss the configuration of the area and referred to
the actual right-of-way and the possibility of widening the road area. Mr. Ng
commented about the signal issue where Duane Avenue becomes East Duane
Avenue saying there has been no discussion of making a free right turn in the area.
He said the free right turn would make things more hazardous for pedestrians and
bicyclists. Brett Walinski, of Hexagon Transportation Consultanis, said they
prepared the traffic portion of the EIR. He commented about the free right turn and
said that what was recommended in the EIR was a re-stripe of a curb lane from a
shared through and right to a right turn pocket. Comm. Simens further discussed
driving out of Duane Court, the lack of parking pockets in Sunnyvale, and other
issues related to driving in this area with Mr. Walinski. Comm. Simons asked if staff
could logk inte optians for improving the egress out of Duane Court and a parking
security area. Ms. Ryan said the Planning Commission could recommend that staff
take a look at alternate circulation and configurations of the roadway in the area,
before, during and after the new development.

Comm. Rowe asked staff about traffic calming referring to different diagrams in the
report that appear to have some traffic calming in place. Staff responded that there is
no intenticnal traffic calming in place. Mr. Chambers asked that construction
mitigation be in place along with the restriction of hours.

Carl Sandwick, a Sunnyvale resident and part of the SMNA said he agrees with the
project, but is opposed to the density as it does not fit with neighbarhood. He said he
would like to see maore provisions for mass transit, bicycles and pedestrians. He also
said he would like to see the heights brought down and the project downsized.

Tewelde Stephanos, a Sunnyvale resident and part of the SMNA, said that he has
seen many accidents on this corner even though the speed limit is lower. He
discussed speed bumps, and recommended no change to the corner from the current
design. He said if there is a constant strearn of cars coming they will not be able to
pull out of their driveways.

Comm. Simons commented to Mr. Stephanos that he had not heard about accidents
on the curve area of the street. Mr. Stephanos explained that drivers do not go the
speed limit there.

Fe Sandwick, a Sunnyvale resident and part of SMNA, said she agrees with Mr.
Stephanos about the need for a new traffic plan and that she is also concerned about
the height of the buildings on Duane Court and hopes the matters will be taken care
of.

Judy Santiago, a Sunnyvale resident, said she is part of the SMNA and is the editor
of the San Miguel newsletter. She said she agrees with Ms. Martin-Milius regarding
the height of the buildings and the traffic. She commented that every moming she
exits Duane Court onto Duane Avenue and some days she can get out guickly and
other days she has to wait 5 or 6 minutes and has to watch hoth directions of traffic.
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they would be willing to lock at it and if there are any changes that they would hope
they could be applied to the Sense of Place fees. Comm. Simons said he would like
to see some transportation mitigation, but he is not making any preposal for that. Mr.,
Mader commented that the 5 story building is 170 feet from the closest single-farmily
house.

Chair Klein closed the public hearing.

Comm. Rowe asked staff if the project could be approved with fiexibility that sorme of
the issues addressed be considered, i.e. traffic, traffic calming, and sidewalks. Ms.
Ryan said that these can be addressed as specific or general comments in the COAs
otherwise the item would have to return to the Commission for approval at a different
time, Comm. Simons asked staff the purpose of recommending a 10 foot sidewalk
on the frontage. Ms. Ryan said the wider sidewalks create a more pedestrian friendly
area, bui that this area would probably be fine with the standard 5 foot sidewalks
where it is less busy. Ms. Ryan said the Commission could also refer staff to the
Pedestrian Guidelines by VYTA {Valley Transportation Authority).

Comm. Simons asked staff what the appropriate way would be to request that the
traffic be further reviewed. Ms. Ryan suggested that an independent motion be made
if the request is for right-cf-way improvements not specific to this praject. Comm.
Simons said the recommendation would be specific to this project as it is regarding
the ingress and egress for the project. Ms. Ryan said that the recommendation could
be to request that the frafiic engineers consider whatever the Commission would like
them to consider and that the recommendation could be included in the motion.

Comm. Babcock moved for Alternative B, to approve the Special Development
Permit and Tentative Map with modified conditions: to eliminate COA 1.J, as
the buildings are already sethback 20 feet and that she prefers to have the open
space and the patios and halconies jutting in; that COA 1.K be modified to read
“42% lot coverage” as proposed; to modify COA 1.L to include language that
the lot is for the use of young children (generally under six years old) only, due
to the size of the lot and because children over age six will probably prefer the
swimming pool; to eliminate COA 1.M as it is already taken care of;, to madify COA
16.D that the condition reference “townhouses only”; to modify COA 19.F to
add the wording “excluding any exceptions granted herein”; to modify COA
24.H to include the wording “new poles and arms only if needed to provide the
ADA access that is required”’; to modify COA 24.N to require 8 foot sidewalks
on Duane Avenue and 5 foot sidewalks along Duane Court; to eliminate COA 24.U
and COA 24V as they are addressed in the EIR making the conditions
redundant; for staff to review other traffic flows for the egress and ingress for
the area shown in Attachment F, the Duane Court'Duane Avenue area,
preferring the revised version in Attachment F presented fonight, including the
installation of a traffic signal at the intersection if deemed necessary or
beneficial. Ms. Ryan clarified with Cormim, Babcock that the revised version of the
intersection in Attachment F is the preference for the entry and exit, but that the area
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is subject to review and approval of the traffic staff. Staff commented that the motion
inctudes the elimination of COA 1.M based on information that the applicant stated,
indicating that the front door faces Duane Court, when actually the illustration in
Attachment E, page 12 in the bottom right hand corner of the East Elevation, shows
the entrance fo Unit C facing Lawrence Expressway. Ms. Ryan suggested that COA
1.M remain in the conditions, Comm. Babcock said to leave COA 1.0 as part of the
conditions. Comm, Simons seconded the motion. Comm. Simons offered a
Friendly Amendment to add a COA 13.0 which would read, “New trees shall be
native trees as large a species as appropriate for placement on the site”.
Comm. Babcock accepted the Friendly Amendment, Comm, Simons offered a
recommendation for COA 19 fo add that alternative circulation be looked at
allowing a turn pocket in the middle of Duane Avenue for left-hand turns which
may require some modification to the recommended triangle plan and to make
changes as appropriate; Comm. Babcock accepted the recommendation and
said it would be included with her modification for staff to review the traffic
flows. Comm. Simons asked if the Duane Court sidewalks could be based on VTA
Pedestrian Guidelines. Comm. Babeock said she would prefer ta have the sidewalks
not any wider than what is currently on Duane Court because it gives the Duane
Court area a more residential feel. Comm. Babcock agreed to change the motion
to include that the sidewalks on Duane Court not be greater than 6 feet. Ms.
Ryan clarified that the motion would include that the sidewalks on Duane Court would
change to § feet and on Duane Avenue to B feet. Comm. Simons asked that a
condition be added that windows look down on the tot lot as a safety issue.
Staff said that this is already in place, but could be added as a condition. Comm,
Babcock agreed to the amendment. GComm. Simons asked that a
recommendation be added that the external bike racks bhe nice looking. The
recommendation was acceptable to maker of the motion. Comm. Simons
requested that a COA 17.B be added requiring permanent signage to be
included in the secured hicycle parking area to prevent the area from being
used for other uses. The maodification was acceptable by maker of maotion.

Comm. Babcock commented that overall this is a great, high-quality project,
providing needed housing, including BMR units. She said she thinks the traffic
iIssues on Duane Court will be addressed as the additional cars should reduce the
speed of the traffic. Comm. Babcock said that staff would also be looking at the
intersection o determine whether a traffic light or ather alternatives are warranted to
make sure that everyone has a safe entry and exit out of Duane Court.

Comm. Rowe asked Comm. Babecock for clarification on the modification to COA
16.0. Comm. Babeock said the COA 18.D, which refers to garages, should only
apply to the townhomes as the condominiums do not have garages.

Comm. Simons commented that some of the neighbors that spoke during the public
hearing this evening were concerned about the five story buildings being
incompatible with the street. Comm. Simons said that with the large sethack that he
is comfortable that the five story buildings are far encugh away from the houses, and
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acknowledged that the development will be a change from the current lock and feel
of the industrial office. He said he feels the traffic issue for Duane Avenue is an issue
of speed, which is not incorperated in EIR. He said he would have preferred to see
some traffic mitigation. He said the City does traffic analysis and that with the
densities being proposed, that this neighborhood should potentially have some
program for fraffic mitigation and traffic calming. He said the big issue is fraffic
speeds and the slower the cars go the more comfortable it is to live in the
neighberhood. He said he recommends the neighborhood focus on the traffic speed
and request the City put some energy and effort into traffic calming. Comm. Simons
said he feels this project will be a benefit, and he really likes the modern look and
quality of the project.

Chair Klein said he would not be supporting the motion. He said, in general, he likes
the project and most of the modifications ta the conditions that have been included in
the motion. He said he cannot give up on the front yard setback of 20 feet or the lot
coverage of 40%. He said with a minor modification he believes the agplicant could
meet the 40% lot coverage resulling in more open space.  He commended Comm.
Babcock and Comm. Simons for the motion and most of the suggested changes, but
said he feels the setback and lot coverage issues could be worked out without tea
much effort.

Comm. Ghaffary said he would not be supporting the motion. He referred to
Attachment C, page 8, (m} that reads, "Require height in R-4 areas to maintzin no
more than three stories {35 feet} when adjacent to fincluding across the streat from)
single-family residential development” and said it is his understanding that City
Council does not want more than three stories adjacent to residential even with large
setbacks. He said he is not able to support the motion unless there iz a condition
that addresses this issue. He said in the past other Friendly Amendments have been
allowed following the second. Chair Klein asked Cormm. Babcock if she would
consider that. Comm. Babcock commented about Chair Kigin's comment regarding
open space stating that she was preferring the open space be a part of the private
open space with the balconies and porches rather than additional five feet of lawn,
sidewalks or trees. Chair Klein said he feels that the 40% lot coverage and reducing
several of the homes would help achieve the lot coverage. Cornm. Babcock said,
regarding Comm. Ghaffary's comment, that she thinks “across the street” is
misleading in this instance as this is across a wide area that is the width of two
streets and she feels the width s adequate distance between the single-story homes
and five-story buildings.
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ACTION: Comm. Babcock made a mation on 2006-0610 to approve the Special
Development Permit and Tentative Map with modified conditions: to eliminate
COA 1.J, as the buildings are already setback 20 feet and that she prefers fo
have the open space and the patios and balconies jutting in; that COA 1.K be
modified to read “42% lot coverage” as proposed; to modify COA 1.L to include
language that the lot is for the use of young children only {generally under six
years old); to modify COA 16.D that the condition reference “townhcuses
only”; to medify COA 19.F to add the wording “excluding any exceptions
granted berein”; to modify COA 24 H to include the wording “new poles and
arms only if needed fo provide the ADA access that is reguired”; to modify
COA 24.N to require 8 foot sidewalks on Duane Avenue and 6 foot sidewalks
along Duane Court; to eliminate COA 24U and COA 24V as they are
addressed in the EIR making the conditions redundant; for staff ta review other
traffic flows for the egress and ingress for the area shown in Attachment F, the
Duane Court/Duane Avenue area, preferring the revised version in Attachment
F, including the installation of a traffic signal at the intersection if deemed
necessary or beneficial and that alfernative circulation be looked at allowing a
turn pocket in the middle of Duane Avenue for left-hand turns which may
require some modification to the recommended triangle plan and to make
changes as appropriate; to add a COA 13.0 which would read, “New trees shall
be native trees as large a species as appropriate for placement on the site”; to
add a condition that windows look down on the tot lot as a safety issue; that a
recommendation be added that the external hike racks be nice looking; and
that 2a COA 17.B be added requiring permanent signage to be included in the
secured bicycle parking area to prevent the area from heing used for other
uses. Comm. Simons seconded. Motion carried, 5-2, Chair Klein and Comm,
Ghaffary dissenting.

APPEAL OPTIONS: This action is final unless appealed to the City Council no
later than April 10, 2007.
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Lydia Marteris, a Sunnyvale resident who lives on Duane Court, said she disagrees
that traffic on Duane Court is safe. She said there is speeding combined with
children that need to go to school and that this area is too dangerous for this
combination. She commented, with the amount of new people that will come and live
on Duane Court, that this will be even less safe.

Shiloh Ballard, an employee of the Silicon Valley Leadership Group, said she is
representing the Housing Action Coalition {(HAC). She said that the HAC agrees that
more housing is needed, and that it needs to be built in appropriate areas where the
density maximizes the uvse of the land. She commended the City for proactively
looking at this area and deciding what o convert. She also commended the
Commission for rmaintaining a constructive atmosphere in the Chambers. She said
the HAC supports this proposal, and reiterated the need for affordable housing.

Dr. Beverly Bryant, Executive Qirector of the Home Builders Association, the
Scuthern Division located in San Jose, said that she is pleased fo see Industrial-to-
Residential {ITR) conversion occurring in Sunnyvale as it is very important. She said
this is a good opportunity to provide more housing that Silicon Valley needs and that
this is a great example to iake underperforming land, making it perform well, thus
maximizing the use of the land.

Mr. Mader clarified the relaticnship of the buildings on Duane Court to the single-
family homes across the street. He referred to Attachment E, page 20, and explained
the site and the distances between the 3 siory and 5 story proposed buildings and
the homes across the sireet. He further explained the setbacks, and discussed the
option of reducing the porch element of the townhomes from 3 to 1 story. He said
they have redesigned these buildings in the project, have reduced them, that the 5
stories are allowed by code, and that they have underground parking. He said that
he hopes the neighbar's concerns regarding traffic can be mitigated and noted that
the EIR required no traffic calming mitigation for the intersection.

Chair Klein referred to Attachment E and confirmed with staff the heighis and
distances of buildings from the single-family housing based on the comments from
the applicant.

Comm. Rowe referred Attachment B, page 12, COA 22.A and confirmed the repcrt
should read “no vehicle sales.”

Comm. Simons commented o Mr. Mader about adding a recommendation for traffic
to work with the project and asked if there has been any mid-sireet parking pockets
considered for making & left hand furn out of Duane Court. Mr. Mader said that the
EIR indicates no traffic impacts and nc mitigation called for. He said, knowing that
there is some sensitivity regarding the traffic, that they have looked at this issue and
are trying to improve the situation as best as possible. Comm. Simons said the main
thing he would like to have considered is a righi-of-way improvement. Mr. Mader said
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Tara Martin-Milius, Chadir

Ban Miguel Neighbhors Association {SMFA)
762 San Miguel Ave,

Sunnyvale, CA 94085-3412

April 5, 2007

Sunnyvale City Council
745 Olive Ave.
Sunnyvale, CA 94085-3412

Re: Appeal of Taylor Woodrow Developrment, Special Development Permit #2006-0610,
Planning Comrmission Meeting March 26, 2007

Honorable Mayor and City Council Members:

The San Miguel Neighbors Association (SMNA] represents 730+ homes, about 1800
people, The 7.3 acre Taylor Woodrow development is across a 2-lanc court from cur
neighbors, We have been involved in the process since mid-2006 when the planned
development was 240-250 homes and lower than the re-zoned R-4 maximum,. In the
EIR we were surprised to see the number of units jump to 304. Zoning is now above
the B-4 maxdmum of 263 units. Our concerns with the development remain constant:
traffic flow, height of buildings dcross from Duane Court, and allowed variances to the
Sunnyvale Municipal Code for this development.

Iszgue #1, Traffic, sce attachment #1
Taylor Woodrow presented a traffic plan with an alternate entry-exit point, SMNA
strongly suppoerts this new entry-exit as a safe and satisfactory sclution.
*» Instead of invidng traffic into the neighborhoed it is directed to Duane Avernue.
*» This and the changes we worked out with City Traffic Engineering make it a
safer solution which has been approved by the neighbors in that area.
» Uity Traffic Engineering has committed to study traffic on Duane Avenue/Court.

Izsue #2, Helght, see attachments #2,3, 4
The height issues across Duane Court are still a big issue for SMNA, Even with the
170 set back Taylor Woodrow claims, and additional trees requested by the City
Council, the 57’ huilding across Duane Court dwarfs our 10' 3" homes. This means
the homes on Duane Court are blocked on the East by a 13’ 8™ sound wall and will be
blocked on the South by a 37’ monolith. SMNA request the following:
s Al buildings across the street from R-0 homes step down from 57 ta 35,
including across the end of Duane Court.
= Additional, larger trees offered as a transition across the court remain in the mix
of mitigation actions.

Issue #3, Code Variances
SMNA is currently working with Neighborhood Enhancement to bring our 55 year old
homes up to code. We have some excuse for not being up to code—things have
changed in 50+ years! The Taylor Weodrow development is asking for code variances
from the start. SMNA strongly disagrees with this approach.
s The area has been re-zoned to R-4 and the development is now over the R-4
maximum number of dweiiings. We agree wilh steff that it should be huilt to R-4
code density. Failing that, reduce the units across Duane Court.
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s Developers wanted a variatice to~42% and the code maximum is 40%. The
Planning Comnmssioners said this difference is ‘miniscule,’ Since it is
miniscule, then let us bring it to code of 40%, as staff recommended.

s Bethacks are 207 per code; proposed sei-backs for this deveiopment are 157
Sinple-story homes across the street from the development require a 200
seiback. The new 3 story dwellings arross the street from onr exdsting homes
should also have a 20 setback as staff recommended for Duane Court.

s Maximum building height is 60° and 4 stories based on code. We agree with
staff that as long as the height is maintained at 60’ or leas, 5 stories is fine,
EXCEPT directly across irom our hormes, whers we want to have every building
dircctly across from Duane Court at 3 storles, as it is on East Duane Avenue.
The 3 story guideline came from City Council approval of the EIR and we truly
appreciate this improvement as the boundary between the project and the
neighborhiood.

« DPlease see attachments §3, 4.

I summary
The changes SMNA has requested address all the stated concerns of the City of
Sunnyvale, Taylor Woodrow, and SMNA.
»  Step-downs from 5-3 story across from existintg homes cause a reduction in
overall units, but do not affect the BME units for the City.
¢ This reduction of ~8-10 units majntains the R-4 rating, with 2 density bonus {R-
4 is 263 units), for Taylor Woodrow and the City of Sunnyvale,
¢ If the units arc reduced, additional parking will be available to the development.
» The height change creates a much better transition for the 10°3” tall homes on
Duane Court, and does not box in the last two homes from the East by the
13767 sound wall and {rom the South by the 5 story /57" building.

SMNA thanks City Council and Taylor Woodrow for the additional trees and for the
changed entry-exit plan. SMNA requests the following changes to the plan as approved
by the Planning Cemmission in the March 26, 2007 hearning:
= Traffic entry-exit on Duane Court is modified to reflect the Tavlor Woopdrow
proposal with the amendments made by SMNA and Traffic Engineering, which is
currently under study.

SHINA believes that new building developments should be built to current code.
+ Bring coverage down to 40%.
¢ Set-backs all along Duane Court should be 207 to match the 1 story homes.
+ PBring the number of units down to the R-4 level.

SMNA appreciates your review of our issues,

Bincerely,

/fﬁ; 0 bUL,CLM s [ﬁkug{* "k:;u

Tara Martin-Milius
SMNA Chair
Attachments: 4
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